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Sale Date: Time: 

Location: 

Type of Sale:  Public  Private Last date to file objections:                                                              

Description of property to be sold: ___________________________________________________________________ 

Terms and conditions of sale: _______________________________________________________________________ 

Proposed sale price: _________________________________ 

Attorney or Party Name, Address, Telephone & FAX Nos., State Bar No. & 
Email Address 

      

FOR COURT USE ONLY 

Individual appearing without attorney
Attorney for:      

UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA -                                         DIVISION

CASE NO.:      

CHAPTER: 

In re:

      

NOTICE OF SALE OF ESTATE PROPERTY 

Debtor(s).

James C. Bastian, Jr. – Bar No. 175415 
Melissa Davis Lowe – Bar No. 245521 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone:  (949) 340-3400 
Facsimile:   (949) 340-3000 
Email:   JBastian@shulmanbastian.com 
              MLowe@shulmanbastian.com 

Debtors and Debtors in Possession 

LOS ANGELES DIVISION

 
YIM POOI WONG aka Jimmy Wong  
LAI HUNG WONG aka Polly Wong, 
 

2:21-bk-17515-VZ

11

05/03/2022 11:00 am

United States Bankuptcy Court, Courtroom 1368, 255 E. Temple Street, Los Angeles, CA 90012

04/19/2022

28-Unit apartment building located at 8335 Willis Ave, Panorama City, CA 91402 

See attached Sale Motion 

$5,900,000.00 subject to overbids described in the attached Sale Motion
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Overbid procedure (if any): _________________________________________________________________________ 

If property is to be sold free and clear of liens or other interests, list date, time and location of hearing: 

Contact person for potential bidders (include name, address, telephone, fax and/or email address):

Date:                  

Subject to overbids described in the attached Sale Motion 

May 3, 2022 at 11:00 a.m.

United States Bankruptcy Court 
Courtroom 1368

255 E. Temple Street
Los Angeles, CA 90012

Melissa Davis Lowe

Shulman Bastian Friedman & Bui LLP
100 Spectrum Center Drive, Suite 600

Irvine, California 92618
Telephone: (949) 340-3400
Facsimile: (949) 340-3000

Email: MLowe@shulmanbastian.com

04/12/2022
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December 2012 Page 1 F 9013-1.1. NOTICE

1. TO (specify name): _____________________________________________________________________________

2. NOTICE IS HEREBY GIVEN that on the following date and time and in the indicated courtroom, Movant in the above- 
captioned matter will move this court for an Order granting the relief sought as set forth in the Motion and
accompanying supporting documents served and filed herewith. Said Motion is based upon the grounds set forth in
the attached Motion and accompanying documents.

3. Your rights may be affected. You should read these papers carefully and discuss them with your attorney, if you
have one. (If you do not have an attorney, you may wish to consult one.)

Attorney or Party Name, Address, Telephone & FAX Nos., State Bar No. & 
Email Address 

FOR COURT USE ONLY 

Individual appearing without attorney
Attorney for:     

UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA -                                      DIVISION

CASE NO.: 

CHAPTER: 

In re:

NOTICE OF MOTION FOR: 

(Specify name of Motion)

DATE:    
TIME:       
COURTROOM: 
PLACE:

Debtor(s).

James C. Bastian, Jr. – Bar No. 175415 
Melissa Davis Lowe – Bar No. 245521 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone:  (949) 340-3400 
Facsimile:   (949) 340-3000 
Email:   JBastian@shulmanbastian.com 
             MLowe@shulmanbastian.com 
 
 

Debtors and Debtors in Possession 

LOS ANGELES DIVISION

2:21-bk-17515-VZ

YIM POOI WONG aka Jimmy Wong  
LAI HUNG WONG aka Polly Wong, 
 
 
  

11

Motion for Order: (1) Approving the Sale of Real Property 
of the Estate Co-Owned With Non-Debtor Third Party Free 
and Clear of Certain Liens Pursuant to Bankruptcy Code 
§§ 363(b)(1), 363(f), and 363(h), et al. 
[8335 Willis Avenue, Panorama City, CA 91402]

05/03/2022
11:00 am

Courtroom 1368
U.S. Bankruptcy Court
255 E. Temple Street
Los Angeles, CA 90012

United States Trustee, all creditors and parties in interest listed on the attached proof of service
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4. Deadline for Opposition Papers: This Motion is being heard on regular notice pursuant to LBR 9013-1. If you wish
to oppose this Motion, you must file a written response with the court and serve a copy of it upon the Movant or
Movant’s attorney at the address set forth above no less than fourteen (14) days prior to the above hearing date.  If
you fail to file a written response to this Motion within such time period, the court may treat such failure as a waiver of
your right to oppose the Motion and may grant the requested relief.

5. Hearing Date Obtained Pursuant to Judge’s Self-Calendaring Procedure: The undersigned hereby verifies that
the above hearing date and time were available for this type of Motion according to the judge’s self-calendaring
procedures.

Date:
Printed name of law firm 

Signature

Printed name of attorney 

04/12/2022 SHULMAN BASTIAN FRIEDMAN & BUI LLP

/s/ Melissa Davis Lowe

Melissa Davis Lowe
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SHULMAN BASTIAN 
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

James C. Bastian, Jr. – Bar No. 175415 
Melissa Davis Lowe – Bar No. 245521 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone:  (949) 340-3400 
Facsimile:   (949) 340-3000 
Email:   JBastian@shulmanbastian.com 
              MLowe@shulmanbastian.com 
 
Attorneys for Yim Pooi Wong and Lai Hung Wong 
Debtors and Debtors in Possession 
 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA, LOS ANGELES DIVISION 

 
In re 
 
YIM POOI WONG aka Jimmy Wong  
LAI HUNG WONG aka Polly Wong, 
 

Debtors. 
 

Case No.  2:21-bk-17515-VZ 
  
Chapter 11 
 
DEBTORS’ MOTION FOR ORDER: 
 

(1) APPROVING THE SALE OF REAL 
PROPERTY OF THE ESTATE CO-OWNED 
WITH NON-DEBTOR THIRD PARTY FREE 
AND CLEAR OF LIENS PURSUANT TO 
BANKRUPTCY CODE §§ 363(b)(1), 363(f), 
AND 363(h) SUBJECT TO AUCTION AND 
COURT APPROVED BIDDING 
PROCEDURES; 
 

(2) APPROVING PAYMENT OF REAL 
ESTATE COMMISSION AND OTHER 
COSTS; AND 

 
(3) GRANTING RELATED RELIEF; 

 
MEMORANDUM OF POINTS AND 
AUTHORITIES; DECLARATIONS OF LAI 
HUNG WONG AND CHRIS TRESP IN SUPPORT 
 
Real Property located at:  
8335 Willis Avenue, Panorama City, CA 91402  
 
Hearing Date: 
Date:  May 3, 2022 
Time:  11:00 a.m.  
Place: Courtroom 1368 
 United State Bankruptcy Court 
 255 E. Temple Street 
 Los Angeles, CA 90012 
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FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

TO THE HONORABLE VINCENT P. ZURZOLO, UNITED STATES BANKRUPTCY 

JUDGE, UNITED STATES TRUSTEE, ALL CREDITORS, AND ALL INTERESTED 

PARTIES AND THEIR COUNSEL:  

Yim Pooi Wong and Lai Hung Wong, the debtors and debtors in possession herein 

(“Debtors”), bring this Motion for Order: (1) Approving the Sale of Real Property of the Estate Co-

Owned With Non-Debtor Third Party Free and Clear of Certain Liens Pursuant to Bankruptcy Code 

§§ 363(b)(1), 363(f), and 363(h) Subject to Auction and Court Approved Bidding Procedures; (2) 

Approving Payment of Real Estate Commission; and (3) Granting Related Relief (“Motion”).   

I. SUMMARY OF ARGUMENT 

Under the Sale Procedures Order1 and the Sale Stipulation,2 the Debtors reached an 

agreement with the Co-Owner of the Property3 regarding the competitive bid and sale process for 

the orderly sale of the Property.  The Debtors and the Co-Owner have received an offer for the 

Property from Ron Mayer-Mayer Capital, or their assignee (collectively the “Buyer”) of 

$5,900,000.00, subject to overbids at an auction (“Auction”) to be held prior to the hearing on this 

Motion in accordance with an agreed schedule with the Co-Owner under the Sale Stipulation. A true 

and correct copy of the Residential Income Purchase Agreement and Joint Escrow Instructions and 

its addenda (collectively the “Agreement”) is attached to the Declaration of Lai Hung Wong (“Wong 

Declaration”) as Exhibit 1.  After payment of the lender lien impacting the Property, secured real 

property taxes and costs of the sale including a three percent broker commission, the Debtors are 

 
1 On March 3, 2022, the Court entered that certain Order Granting Debtors’ Motion for Order: (1) Approving Procedures 
in Connection with the Sale of Certain Jointly Owned Real Properties Pursuant to Stipulation of the Co-Owners; (2) 
Scheduling Hearing on Separate Motion to Approve the Sale of Real Property; and (3) Granting Related Relief Pursuant 
LBR-600401(b) [docket 244] (“Sale Procedures Order”).   
2 The Stipulation Regarding Marketing and Sale of Jointly Owned Properties (“Sale Stipulation”) was approved under 
the Sale Procedures Order and was attached as Exhibit 1 to the Motion for Order: (1) Approving Procedures in 
Connection with the Sale of Certain Jointly Owned Real Properties Pursuant to Stipulation of the Co-Owners; (2) 
Scheduling Hearing on Separate Motion to Approve the Sale of Real Property; and (3) Granting Related Relief Pursuant 
LBR-600401(b) [docket 233].   
3 The Debtors through their respective trusts [Yim Pooi Wong, individually and as trustee of the Yim Pooi Wong 
Revocable Trust dated 8/1/1998 amended 10/31/2014; Lai Hung Wong, individually and as trustee of the Lai Hung 
Wong Revocable Trust dated 8/1/1998, amend 10/31/2014] are co-owners with Chik Pui Wong (“Chris Wong or “Co-
Owner”) of the real property located at 8335 Willis Avenue, Panorama City, CA 91402 (“Property”).  The Debtors have 
a 5/7th ownership interest in the Property and Chris Wong holds a 2/7th interest.  
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estimated to receive net sale proceeds for their interest in the Property of approximately 

$2,113,843.10, which amount may increase in the event of a successful overbid.  

Upon the close of the Auction, the Debtors and the Co-Owner shall determine the Successful 

Bid.  Under the Sale Stipulation, the Co-Owner will then have up until the time of hearing on the 

Motion to give notice of his intent to exercise his Section 363(i) rights of first refusal with respect 

to the purchase of the Debtors’ interest in the Property.  At the hearing on the Motion, the Debtor 

will seek an order approving the sale of the Property to either the Successful Bidder or the Co-

Owner pursuant to the Co-Owner’s Section 363(i) rights of first refusal under the Sale Stipulation. 

The hearing date of May 3, 2022 on the Motion is subject to a continuance, as may be necessary, to 

allow the Co-Owners at least ten (10) days following the Auction to consider whether they will 

exercise their rights of first refusal.    

It is believed that the proposed sale price is for fair market value.  Pursuant to the Sale 

Procedures Order and the Sale Stipulation, the Debtors and the Co-Owner, with the assistance of 

CBRE, Inc. (“Broker”), have invested significant time marketing the Property.  There have been 

multiple inquiries and five offers were received.  The Buyer’s offer is the result of negotiations for 

the highest and best offer.  The proposed sale to the Buyer subject to overbids is anticipated to 

provide the Debtors with significant net proceeds for funding their Plan.4  The proposed sale will 

assist the Debtors in their reorganization goals to generate funds to pay creditors in full and assist 

the Debtors in attaining the most value for the Property for the benefit of the Estate.   

In summary, the relief requested in the Motion is based on the Debtors’ reasonable business 

judgment that sale will benefit the Estate and creditors and therefore approval of the Motion is 

proper. Therefore, good cause exists to grant the Motion so that this favorable business opportunity 

is not lost. 

 
4 The Debtors’ 1st Amended Disclosure Statement [docket 223] was approved by the Court pursuant to order entered 
on April 5, 2022 [docket 266] and a hearing on confirmation of the Debtors’ Plan of Reorganization (“Plan”) [docket 
224] is scheduled for June 9, 2022 
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II. RELEVANT FACTS 

A. The Bankruptcy Case 

On September 27, 2021 (“Petition Date”), the Debtors filed their voluntary petition under 

chapter 11 of the Bankruptcy Code.   

The Debtors continue to operate their business and manage their properties as debtors in 

possession as authorized by 11 U.S.C. §§1107(a) and 1108.   

B. Debtors’ Business Operations 

The Debtors have built a successful real estate investment business, accumulating interests 

in properties with a total value in excess of $60 million and over $30 million in net equity. As of the 

Petition Date, individually and in partnership with third parties or through LLCs that they own and 

control, the Debtors have an interest in 17 income income-producing real property assets.   

C. The State Court Action 

In March 2017, Chris Wong and Mary Wong initiated the State Court Action entitled Chik 

Pui Wong, et al. v. Yim Pooi Wong, et al., filed in Los Angeles County Superior Court, Case No. 

BC655122 against the Debtors in connection with the seven jointly owned real properties, including 

the Property that is the subject of this Motion. On August 27, 2021, Judgment was entered against 

the Debtors and in favor of Chris Wong and Mary Wong in the amount of $7,803,901.88 (“State 

Court Judgment”).  The Debtors appealed the State Court Judgment to the California Court of 

Appeals, Second District, Case No. B314931, pursuant to the Notice of Appeal filed September 7, 

2021 (“Appeal”).  Although the State Court Action has been stayed by the Debtors’ bankruptcy 

filing, the Debtors have obtained relief from the stay to pursue the Appeal.   

D. The Sale Procedures Order and the Sale Stipulation 

On March 3, 2022, the Court entered the Sale Procedures Order [docket 244].  The Sale 

Stipulation with the Co-Owner was approved under the Sale Procedures Order.  The Sale Stipulation 

provided for the terms regarding a competitive bid and sale process for the orderly sale of the 

Property.  The offer for the Property from the Buyer that is the subject of this Motion is the result 

of the orderly sale process agreed to by the Debtors and the Co-Owner under the Sale Stipulation. 
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Main Document      Page 10 of 110



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

 

  
7 

6429-001 Sale Motion 8335 Willis 
 

SHULMAN BASTIAN 
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Of note, the Sale Stipulation provides that the Co-Owner shall have at least ten days after 

the Auction and determination of the Successful Bid to decide whether he will exercise his 

Section 363(i) rights of first refusal to purchase the Property. 

E. The Property 

Property of the Estate includes the Property, a 28-Unit apartment building located in Los 

Angeles County at 8335 Willis Avenue, Panorama City, CA 91402.  Attached as Exhibit 2 to the 

Wong Declaration is a true and correct copy of a preliminary title report (“Title Report”) which lists 

the liens and encumbrances impacting the Property.    

The Debtors through their respective trusts [Yim Pooi Wong, individually and as trustee of 

the Yim Pooi Wong Revocable Trust dated 8/1/1998 amended 10/31/2014; Lai Hung Wong, 

individually and as trustee of the Lai Hung Wong Revocable Trust dated 8/1/1998, amended 

10/31/2014] are co-owners of the Property with Chris Wong.  The Debtors have a 5/7th ownership 

interest in the Property and Chris Wong has a 2/7th interest in the Property. 

On their Schedules A/B and D, the Debtors (i) valued the Property at $5,294,704.90 based 

on an appraisal for the Property as of January 25, 2021, and (ii) listed one lien in favor of JPMorgan 

Chase Bank, N.A. (“Chase Bank”) of $1,179,248.11.  On January 24, 2022, Chase Bank filed a 

secured Claim 14 asserting an amount owed of $1,175,864.06.  Since the Petition Date, the Debtors 

have been paying and intend to continue paying this claim in the ordinary course of business 

pursuant to the loan documents with Chase Bank entered into prior to the Petition Date and as such, 

the Debtors believe that the ultimate amount owed on account of Claim 14 on the Effective Date 

will be reduced to reflect such payments.  Through escrow on the sale of the Property, the amount 

owed to Chase Bank will be paid in full, or in an amount as agreed to by the secured creditor.  

On December 17, 2021, the Debtors filed a Complaint for Sale of Property under 11 U.S.C. 

§363(h) against Chris Wong and Mary Wong seeking to sell both the Estate’s interest and the 

interest of Chris and Mary Wong in the Property (and other real property jointly owned by Chris 

Wong) under 11 U.S.C. §363(h).  This commenced Adversary Case No. 2:21-ap-1250-VZ 

(“Adversary Action”).  On January 14, 2022, Chris Wong and Mary Wong filed an Answer in the 
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Adversary Action.  A continued status conference in the Adversary Action is currently set for May 

5, 2022, but the Debtors expect it will be further continued to allow this Motion to be heard. 

F. Broker Employment, Marketing Efforts and Basis for Value of the Property 

On December 20, 2021, the Court entered an order [docket 175] approving the Debtors 

Motion in Individual Chapter 11 Case for Order Authorizing Debtors in Possession to Employ 

Professional [docket 86] and authorizing the Debtors to employ CBRE, Inc. as their real estate 

Broker for the Property. The Broker agreed that its commission for the Property would be three 

percent (3%) of the total purchase price and that in the event any broker or agent other than CBRE 

Inc. represented a purchaser of the Property, the commission would be split between CBRE Inc., 

and the broker representing the purchaser. 

Pursuant to the Sale Procedures Order and the Sale Stipulation, the Broker has marketed the 

Property across multiple channels since early February 2022.  The Broker prepared a comprehensive 

marketing package and contacted potential buyers by telephone, email, and hard mail, in addition to 

listing the Property on the MLS, Loopnet, CoStar, and on its own website.  The Broker targeted 

local buyers, 1031 exchange buyers and its national database of customers and potential buyers.   

The best determination of price is the market, which has spoken.  There have been multiple 

inquiries and five offers were received.  The Buyer’s offer is the result of negotiations for the highest 

and best offer.   

The proposed sale to the Buyer subject to overbids is anticipated to provide the Debtors with 

significant net proceeds for funding their Plan.  After payment of the lender liens impacting the 

Property, secured real property taxes and costs of the sale including a three percent broker 

commission, the Debtors are estimated to receive net sale proceeds for their interest in the Property 

of approximately $2,113,843.10, which amount may increase in the event of a successful overbid. 

Further, the Broker has more than eighteen years of experience in the sale of real property 

as well as property valuations and is familiar with valuing real property in today’s economic 

environment.  The Broker has advised the Debtor that it believes the current sale price is consistent 

with local area comparable properties.     
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Because the best determination of price is the market, and because the proposed sale is 

subject to overbids, the sale will be at fair market value.  Based on this, it is anticipated that the 

Debtors will receive the best and highest value for the Property and therefore the proposed sale price 

is fair and reasonable.   

G. Sale Information in Compliance with Local Bankruptcy Rule 6004-1(c)(3) 

The following chart provides information on the sale in compliance with Local Bankruptcy 

Rule (“LBR”) 6004-1(c)(3): 

LBR 6004-1(c)(3) Requirement Information 

LBR 6004-1(c)(3)(A) 
Date, Time, and Place of hearing on 
the proposed sale: 
 

Hearing Date and Time: May 3, 2022 at 11:00 a.m. 
Hearing Place: U.S. Bankruptcy Court, Courtroom 1368, 
255 E. Temple Street, Los Angeles, CA 90012 

LBR 6004-1(c)(3)(B) 
Name and address of the proposed 
buyer: 

Ron Mayer – Mayer Capital or their assignee 
Address: 4550 Wilshire Blvd., Los Angeles, CA 90010 
 

LBR 6004-1(c)(3)(C) 
Description of the property to be sold: 

Real property located at:  
8335 Willis Avenue, Panorama City, CA 91402 
28-unit apartment building  

LBR 6004-1(c)(3)(D) 
Terms and conditions of the proposed 
sale, including the price and all 
contingencies:  

Buyer has offered $5,900,000.00, subject to the Bidding 
Procedures set forth below.  Buyer is paying all cash and 
is purchasing the Property “AS IS” without warranties of 
any kind, expressed or implied, being given by the 
Debtors or the Co-Owner, concerning the condition of 
the Property or the quality of the title thereto, or any 
other matters relating to the Property.   

LBR 6004-1(c)(3)(E) 
Whether the proposed sale is free and 
clear of liens, claims or interests, or 
subject to them, and a description of 
all such liens, claims or interests: 

Liens impacting the Property are identified in the Title 
Report. Pro-rata unpaid real property taxes will be paid.  
The lien of Chase Bank will be paid in amounts as 
agreed to by the secured creditor and such lien will be 
released.   
 
To the extent there are disputed unresolved liens, such 
unresolved liens, if any, will attach to the proceeds of 
the sale in the same validity and priority as prior to the 
sale, pending agreement with the lienholder or further 
Court order.  

LBR 6004-1(c)(3)(F) 
Whether the proposed sale is subject to 
higher and better bids: 

The sale of the Property is subject to the Bidding 
Procedures set forth below.  
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LBR 6004-1(c)(3) Requirement Information 

LBR 6004-1(c)(3)(G) 
Consideration to be received by the 
Estate, including estimated 
commissions, fees and other costs of 
sale: 

Purchase price of $5,900,000.00, or an amount as 
increased by successful overbid.  All costs of sale, 
including escrow fees, and commissions will be paid at 
closing and are estimated to total approximately 
$295,000.00 (includes an estimated 2% of the purchase 
price, commission of 3%.) The Estate and the Buyer 
will each pay their own escrow fees as is customary in 
the County where the Property is located.   The Debtors 
estimate that after payment of the costs of sale, the net 
proceeds from the sale for their interest in the Property 
will be approximately $2,113,843.10.  The sale price 
and costs of sale are subject to the Court approval.   
 

LBR 6004-1(c)(3)(H) 
If authorization if sought to pay 
commission, the identity of the 
auctioneer, broker, or sales agent and 
the amount or percentage of the 
proposed commission to be paid: 

The real estate broker commission shall not exceed 3% 
of the purchase price and will be paid entirely to the 
Broker who has agreed to represent the Buyer.  The 
parties have executed a Possible Representation of 
More Than One Buyer or Seller – Disclosure and 
Consent.  

LBR 6004-1(c)(3)(I) 
A description of the estimated or 
possible tax consequences to the 
Estate, if known, and how any tax 
liability generated by the sale of the 
property will be paid: 

The capital gains tax liability generated by the sale will 
be paid from the sale proceeds but has not yet been 
determined by the Debtors.  Chris Wong has estimated 
the Debtors’ tax liability at $1,046,254.00.  This 
estimate is taken from Declaration of John Menchaca 
[docket 108] filed by Chris Wong in support of his 
opposition to employ the Broker [docket 105].   
 

LBR 6004-1(c)(3)(J) 
Date which objection must be filed 
and served: 

Objections, if any, must be filed and  
served 14 days prior to the Hearing Date  
(or by April 19, 2022). 

 
 

III. NOTICE OF AUCTION AND BIDDING PROCEDURES 

To be eligible to participate in the Auction, each offer, solicitation, or proposal (each, a 

“Bid”), and each individual or entity submitting such a Bid (each, a “Bidder”), must satisfy each of 

the following conditions; if all conditions are satisfied, the Bid will be a “Qualified Bid” and the 

Bidder will be a “Qualified Bidder”:  

1. Form.  The Bid must: (a) be in writing; (b) disclose the identity of the individual or 
entity that will be bidding; and (c) be in the form of a duly authorized, executed, and non-contingent 
purchase agreement, together with all schedules, exhibits, and related documents thereto. 

2. Good Faith Deposit.  The Bid must be accompanied by a cash deposit in an amount 
equal to three percent (3%) of the Bid. 
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3. Same or Better Terms.  The Bid must be on terms and conditions that are 
substantially the same or better than, not more burdensome in any material way than, and no more 
conditional than the terms of the Buyer’s offer for the Property (“Stalking Horse Bid”) attached as 
Exhibit 1 to the Wong Declaration.  The Bid may not contain additional termination rights, 
covenants, financing or due diligence contingencies, or closing conditions, other than as may be 
included in the Stalking Horse Bid for the Property. 

4. “As-Is,” “Where-Is Condition; No Warranties.  The Bid must acknowledge that the 
Property is being sold on an “as-is,” “where-is” basis without warranties of any kind, expressed or 
implied, being given by the Debtors the Co-Owner, or by any person or entity acting on their behalf, 
concerning the condition of the Property or the quality of the Property’s title, or any other matters 
relating to the Property.  The Bidder must represent and warrant that the Bidder is purchasing the 
property as a result of Bidder’s investigations and is not buying the property pursuant to any 
representation made by the Debtors, Co-Owner, or by any person or entity acting on their behalf.  
The Bidder must acknowledge that he/she/it has inspected the Property and upon closing of escrow, 
the Bidder forever waives, for himself/herself/itself, their heirs, successors and assigns, all claims 
against the Debtors, Debtors’ Estate, Co-Owner and any person or entity acting on their behalf, 
including, without limitation, their agents, independent contractors, employees, and attorneys, 
arising or which might otherwise arise in the future, concerning the Property. 

5. Corporate Authority.  If the party bidding is an entity, the Bid must include written 
evidence that the Bidder has full power and authority (including full corporate or other 
organizational power and authority) to consummate the proposed transaction contemplated by the 
Bid. 

6. Proof of Financial Ability to Perform.  The Bid must provide evidence of having 
sufficient specifically committed funds to complete the transaction and such other documentation 
relevant to the Bidder’s ability to qualify as the purchaser and ability to close the sale and 
immediately and unconditionally pay the winning bid purchase price at the close of escrow.  To the 
extent that the Bid is not accompanied by evidence of the Bidder’s capacity to consummate the 
transaction contemplated by the Bid with unrestricted and fully available cash, the Bid must include 
written evidence of a firm, irrevocable commitment for financing or other evidence of ability to 
consummate the proposed transaction.   

7. Irrevocable.  Each Bid must expressly state that it is irrevocable until the Auction is 
completed. 

8. Bid Deadline.  The Bid must be received by counsel for the Debtors and counsel for 
Chris Wong and Mary Wong with a copy to the Broker at the addresses below by no later than 5:00 
p.m. (California time) on April 14, 2022.   

Counsel for the Debtors 
James C. Bastian, Jr. and Melissa Davis Lowe 
Shulman Bastian Friedman & Bui LLP  
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Email:   JBastian@shulmanbastian.com 
              MLowe@shulmanbastian.com 

Counsel for Chris Wong and Mary Wong 
Jim Cracolice 
Cracolice & Associates 
1999 S. Bascom Avenue, Suite 700 
Campbell, CA 95008 
Email: jrc@cracolice.com 
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With a copy to the Broker 
Priscilla Nee and Chris Tresp 
CBRE, Inc. 
1840 Century Park East, Suite 900 
Los Angeles, CA 90067 
Email: Priscilla.Nee@cbre.com 
Email: Chris.Tresp@cbre.com 

 

9. Amount of Bid.  The Bid must bid an initial amount of at least $100,000.00 over the 
Stalking Horse Bid (or $6,000,0000.00).     

10. Affirmative Statement.  Each Bid shall be accompanied by an affirmative statement 
that (i) all Bidders submitting such Bid have and will continue to comply with the Bidding 
Procedures, and (ii) the Bidder acknowledges that he/she/it has knowingly and voluntarily submitted 
to the exclusive jurisdiction of the United States Bankruptcy Court for the Central District of 
California with respect to all matters related to the terms and conditions of the sale of the Property. 

11. Independent Buyer Declaration.  Each Bid shall be accompanied by a declaration, 
signed under penalty of perjury by either the individual Bidder or an authorized representative of a 
non-individual Bidder with personal knowledge of the facts asserted, attesting to and providing the 
following: 

 The full legal name or registered name of Bidder, inclusive of any dba, fka, trade 
name(s), or alias; 

 If Bidder is a corporation, its state of incorporation, the address of its corporate 
headquarters, the names of its board members and the names of its shareholders; 

 That Bidder does not have a relationship with the Debtors and does not intend to 
have a relationship with the Debtors after the sale; 

 That other than the purchase price for the Property, there is no consideration 
contemplated to be transferred to the Debtors as part of the sale.  The only 
consideration is the price being paid for the Property; 

 That Bidder has not colluded with any other potential buyers for the purchase of the 
Property in an attempt to take unfair advantage of the other prospective buyers; 

 That Bidder has not colluded with the Debtors regarding the purchase of the 
Property in any way; and 

 If prior to submitting an Independent Bidder Declaration, Bidder has ever had any 
contact, interaction(s), transaction(s), communication(s), personal dealing(s), 
business dealing(s), or the like with the Debtors, Bidder shall provide a detailed list 
of each occurrence – include the approximate date, time and nature of same.  

12. Auction for Qualified Bidders.  If there is at least one Qualified Bid for the Property, 
prior to the hearing on the Motion an auction shall be conducted for the Property to determine the 
highest or otherwise best Qualified Bid.  Only Qualified Bidders may participate in the Auction.  
Prior to the Auction, the Debtors shall provide copies of all Qualified Bids to all Qualified Bidders 
at the same time.  The Auction shall be conducted as follows:  
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 Manner in which the Auction Conducted.  The Auction will be held at a date, time 
and place to be scheduled prior to the hearing on the Motion upon telephonic notice 
to the Buyer and the parties having submitted overbids in order to allow all potential 
bidders the opportunity to overbid and purchase the Property.  The Debtors’ counsel, 
Shulman Bastian Friedman & Bui LLP shall direct and preside over the Auction.  
Only Qualified Bidders (or their qualified representatives) will be entitled to make 
any Bids at the Auction. 

 Bid Increments.  Minimum bid increments during the Auction shall be in the amount 
of $50,000.00. 

 Successful Bidder.  The Auction shall continue until the Debtors and Co-Owner  
determine that there is a highest or otherwise best Qualified Bid at the auction (a 
“Successful Bid,” and each Bidder submitting such Successful Bid, a “Successful 
Bidder”).  The Auction shall not close until all Bidders who have submitted Qualified 
Bids have been given a reasonable opportunity to submit an Overbid at the Auction 
to the then-existing Overbids.   

 First Backup Bidder.  The Qualified Bidder with the second highest or otherwise best 
Qualified Bid at the Auction will be designated as the first backup bidder (“First 
Backup Bidder”). The First Backup Bidder shall be required to keep its initial Bid 
(or, if the First Backup Bidder submitted one or more Overbids at the Auction, its 
final Overbid) (“First Backup Bid”) open and irrevocable until the close of escrow 
on the sale of the Property.   

 Second Backup Bidder.  The Qualified Bidder with the third highest or otherwise 
best Qualified Bid at the Auction will be designated as the second backup bidder 
(“Second Backup Bidder”).  The Second Backup Bidder shall be required to keep its 
initial Bid (or, if the Second Backup Bidder submitted one or more Overbids at the 
Auction, its final Overbid) (“Second Backup Bid”) open and irrevocable until the 
close of escrow on the sale of the Property. 

 Determination of Successful Bidder and Backup Bidders.  Immediately upon the 
conclusion of the Auction, the Debtors and Co-Owner will attempt to agree on which 
Bids are the Successful Bids and backup Bids.  If the parties cannot agree on which 
Bids are the Successful Bids and Backup Bids, the disputed issues shall be submitted 
to the Court for its determination as to the Successful Bids and backup Bids. 

 Hearing on the Motion, At the hearing on this Motion, the Debtors will seek an order 
approving the sale of the Property to either the Successful Bidder or the Co-Owner 
pursuant to the Co-Owner’s Section 363(i) rights of first refusal under the Sale 
Stipulation.  This timeline will assist the Debtors and the Co-Owner in their 
compliance with the requirements under Sale Procedures Order and the Sale 
Stipulation which require, among other things, that the Co-Owner be given time to 
review the Successful Bid and determine whether he shall exercise his Section 363(i) 
rights of first refusal with respect to the Property.  The hearing on the Motion may 
be continued as may be necessary, so as to not in any way impair the rights of Section 
363(i) first refusal held by Co-Owner.     

13. Review Period for Co-Owner – First Right of Refusal: In the event the Co-Owner 
exercises his right of first refusal to conduct a Section 363(i) purchase of the Property under the Sale 
Stipulation, the Co-Owner shall provide notice of such election prior to the hearing on the Motion 
in accordance with the notice procedures in the Sale Stipulation. Further, the Section 363(i) purchase 
of the Property by the Co-Owner shall be in accordance with the terms and conditions of the Section 
363(i) sale provisions Sale Stipulation. 
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14. Successful Bidder Deposit. In the event the Successful Bidder fails to close on the 
sale of the Property within the time parameters approved by the Court, the Debtors and the Co-
Owner shall retain the Successful Bidder’s Deposit and will be released from the obligation to sell 
the Property to the Successful Bidder and the Debtors and the Co-Owner may then sell the Property 
to the First Backup Bidder approved by the Court.  This provision shall not apply in the event the 
Co-Owner elects to purchase the Property under the Section 363(i) provisions under the Sale 
Stipulation. 

15. First Back-Up Bidder Deposit.  In the event First Backup Bidder fails to close on the 
sale of the Property within the time parameters approved by the Court, the Debtors and the Co-
Owner shall retain the First Backup Bidder’s Deposit and will be released from the obligation to sell 
the Property to the First Backup Bidder and the Debtors and the Co-Owner may then sell the 
Property to the Second BackUp Bidder approved by the Court.  This provision shall not apply in the 
event the Co-Owner elects to purchase the Property under the Section 363(i) provisions under the 
Sale Stipulation. 

A Notice of Sale of Estate Property will be filed with the Court for posting on the Court’s 

website under the link “Current Notices of Sales”, thereby giving notice to additional potential 

interested parties.  The Broker will update the Multiple Listing Service to reflect the Bidding 

Procedures.  Based on the foregoing, the Debtors believe that under the circumstances of this case, 

the Property will have been appropriately marketed.  

IV. RELIEF REQUESTED 

Through the Motion (which hearing is currently set for May 3, 2022 but may need to be 

continued as necessary to ensure the Co-Owner has at least ten days from the Auction to consider 

whether they will exercise his rights of first refusal), the Debtors seek a Court order that provides 

for the following:  

1. Authorizing the sale the Property to the Buyer (or the Successful Bidder, First 
Backup Bidder, Second Backup Bidder or the Co-Owner as the case may be) on an “as-is” condition, 
with no expressed or implied warranties, pursuant to the terms and conditions as set forth in the Sale 
Stipulation previously approved by the Court and the Agreement, subject to the Bidding Procedures 
set forth above.   

2. Authorizing the sale of the Property free and clear of liens with liens not satisfied or 
resolved through the sale (if any) to attach to the sale proceeds in the same validity and priority as 
prior to the closing of the sale. 

3. Authorizing the Debtors to sign any and all documents convenient and necessary in 
pursuit of the sale as set forth above, including but not limited to any and all conveyances 
contemplated by the Agreement. 

4. Approving the payment of the real estate commission in the total amount not to 
exceed three percent of the sale price.  
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5. Authorizing the Debtors to pay the following from the sale proceeds through escrow: 
(i) real estate taxes, (ii) amounts owed to Chase, (iii) real estate commission in the total amount not 
to exceed three percent (3%) of the sale price, and (iv) escrow fees and other ordinary costs of sale 
to be split between the Debtors and the Co-Owner on the one hand and the Buyer on the other hand 
in the manner customary in the County where the Property is located.   

6. A determination by the Court that the Buyer (or Successful Bidder, or First Backup 
Bidder, or Second Backup Bidder or Co-Owner, as the case may be) is in good faith pursuant to 
Bankruptcy Code § 363(m). 

7. Waiving the fourteen day stay of the order approving the sale of the Property under 
Federal Rules of Bankruptcy Procedure 6004(h).   

V. LEGAL AUTHORITIES 

A. There is a Good Business Reason for the Sale and the Sale is in the Best Interest of the 

Estate.5 

The Debtors, after notice and hearing, may sell property of the estate.  11 U.S.C. § 363(b).  

Courts ordinarily will approve a proposed sale if there is a good business reason for the sale and the 

sale is in the best\ interests of the estate.  In re Wilde Horse Enterprises, Inc., 136 B.R. 830, 841 

(Bankr. C.D. Cal. 1991); In re Lionel Corp., 722 F.2d 1063, 1069 (2d Cir. 1983).  The Debtors’ 

proposed sale of the Property meets the foregoing criteria. 

The sale accomplishes the terms set by the Sale Stipulation with the Co-Owner of the 

Property.  The sale will also assist the Debtors in generating unencumbered cash for funding their 

Plan.  The sale is anticipated to net the Debtors approximately $2,113,843.10, calculated as follows: 

 

Sale Price $5,900,000.00 

Less, estimated costs of sale (estimated 2% for costs of sale 
and real estate broker commission of 3%, for a total of 5%)   

($295,000.00) 

Less, property taxes (pro-rata) (estimated) ($5,000.00) 

Less, payoff to the first trust deed holder Chase Bank (amount 
listed on lender’s Claim 14 filed with the Court on January 
24, 2022) 

($1,175,864.06) 

Net Proceeds for Debtors and Co-Owner $4,424,135.94 

Estimated Proceeds for Co-Owner for his 2/7th interest $1,264,038.84 

 
5 Although Local Bankruptcy Rule 6004-1(c)(2)(C) does not require that a memorandum of points and authorities be 
filed in support of the Motion, the Debtors are nevertheless submitting one.   
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Estimated Proceeds for the Debtors for their 5/7th interest  $3,160,097.10 

Less, Debtors’ estimated capital gains taxes  
(based on information from Chris Wong) 

($1,046,254.00) 

Net Estimated Proceeds for the Debtors  $2,113,843.10 

If the Court does not approve the sale transaction, the Debtors may lose the opportunity to 

sell the Property and cause the Estate to incur additional expenses associated with finding a new 

buyer for the Property.    

The facts surrounding the sale support the Debtors’ reasonable business decision that will 

serve the best interest of the Estate and its creditors.  Thus, good cause exists to grant the Motion so 

that the Debtors do not lose the favorable business opportunity. 

B. The Proposed Sale Should be Allowed Free and Clear of Liens 

Bankruptcy Code § 363(f) allows a Chapter 11 debtor in possession to sell property of the 

bankruptcy estate “free and clear of any interest in such property of an entity,” if any one of the 

following five conditions is met: 

 (1)     applicable non-bankruptcy law permits a sale of such property free and 
clear of such interest; 

 
 (2) such entity consents; 
 
 (3) such interest is a lien and the price at which such property is to be sold 
is greater than the aggregate value of all liens on such property; 

 
 (4) such interest is in bona fide dispute; or 

 
 (5) such entity could be compelled, in a legal or equitable proceeding, to 
accept money satisfaction of such interest. 

11 U.S.C. § 363(f). 

Section 363(f) is written in the disjunctive and thus only one of the enumerated conditions 

needs to be satisfied for Court approval to be appropriate.  The Debtors propose to sell under §§ 

363(f)(2), (f)(3) and under 363(f)(4). 

With respect to outstanding real property taxes and Chase Bank, each will be paid through 

escrow on the sale in full, or in the amount consented to by the lienholder.  Based thereon, the 

Debtors will have satisfied § 363(f)(2) and/or (f)(3).   
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Out of an abundance of caution, to the extent there are any unresolved liens at closing, the 

Debtors propose to sell under § 363(f)(4), as unresolved liens and interests against the Property, if 

any, will be disputed by the Debtors and shall attach to the sale proceeds with the same force, effect, 

validity, and priority as such liens or interests had with respect to the Property prior to the sale. 

C. The Sale Can Proceed Under Bankruptcy Code Section 363(h) 

As noted above, the Debtors own the Property with Co-Owner. Bankruptcy Code § 363(h) 

provides for the sale of co-owned property as follows:  

(h) Notwithstanding subsection (f) of this section, the trustee may sell 
both the estate’s interest, under subsection (b) or (c) of this section, 
and the interest of any co-owner in property in which the debtor had, 
at the time of the commencement of the case, an undivided interest as 
a tenant in common, joint tenant, or tenant by the entirety, only if— 

(1) partition in kind of such property among the estate and such co-
owners is impracticable; 

(2) sale of the estate’s undivided interest in such property would 
realize significantly less for the estate than sale of such property free 
of the interests of such co-owners; 

(3) the benefit to the estate of a sale of such property free of the 
interests of co-owners outweighs the detriment, if any, to such co-
owners; and 

(4) such property is not used in the production, transmission, or 
distribution, for sale, of electric energy or of natural or synthetic gas 
for heat, light, or power. 

Here, the Debtors submit that all of the elements of § 363(h) are present.  Moreover, the Co-

Owner consents to the sale of the Property, provided that the procedure for the sale complies with 

their rights of first refusal and other rights provided under the Sale Procedures Order and the Sale 

Stipulation. 

Specifically, partition of the Property would be impracticable and a sale of only the Estate’s 

interest would realize significantly less because the Property operates as one business and to split 

the units would not be practical.  Further, the benefit to the Estate outweighs any detriment to the 

Co-Owner because he does not reside in the Property, all debts will be satisfied upon the sale, and 

he wants the Property to be sold.  Finally, the Property is not used in the production, transmission, 

or distribution, for sale, of electric energy or of natural or synthetic gas for heat, light, or power.   
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Based on the above, the Court can authorize the sale of both the Estate’s interest and the Co-

Owner’s interest in the Property pursuant to Bankruptcy Code § 363(h). 

Upon the closing of the sale of the Property, and the other properties at issue in the Adversary 

Action, the Debtors will file a stipulation with Chris Wong and Mary Wong to dismiss the Adversary 

Action. 

D. The Sale Does Not Contravene Policy 

As early as 1981, a court held that: 

As to whether the sale by a trustee of all of the debtor's assets must 
take place in the context of a confirmed reorganization plan, the case 
law again is clear that there is nothing objectionable about a sale of 
all the assets outside of a Chapter 11 plan.  

 

In re WHET, Inc., 12 B.R. 743, 750 (Bankr. D. Mass. 1981).   

Not to the contrary, the Fifth Circuit decision in In re Braniff Airways, Inc., 700 F.2d 935 

(5th Cir. 1983), disapproved an asset sale because the transaction at issue involved much more than 

a sale of property in that the documents significantly limited the debtor's reorganization options.  Id. 

At 939. 

 The Debtors’ proposed Plan includes the orderly sale of the Property.  The proposed sale 

will assist the Debtors in their reorganization goals to generate funds to pay creditors in full and 

assist the Debtors in attaining the most value for the Property for the benefit of the Estate.  In 

essence, based on good business reasons, including the current real estate market and the economics 

of the Debtors’ situation, it is in the best interest of the creditors of this Estate that this Motion be 

approved.  

 Accordingly, the sale does not conflict with underlying bankruptcy policy.  See, In re 

Brethren Care of South Bend, Inc., 98 B.R. 927, 934 (Bankr. N.D. Ind. 1989) (certainty of future 

for tenants was good business reason and only feasible plan was liquidation, so 363 sale approved 

despite pending plan of reorganization).  

E. The Court has Authority to Waive the Fourteen-Day Stay of Sale. 

Federal Rule of Bankruptcy Procedure 6004(h) provides that “[a]n order authorizing the use, 

sale or lease of property other than cash collateral is stayed until the expiration of 14 days after entry 
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of the order, unless the Court orders otherwise.” Fed. Rule Bankr. P. 6004(h).  The Debtors desire 

to close the sale of the Property as soon as practicable after entry of an order approving the sale.  

Accordingly, the Debtors request that the Court, in the discretion provided it under Federal Rule of 

Bankruptcy Procedure 6004(h), waive the fourteen-day stay requirement. 

VI. CONCLUSION 

Based on the reasons set forth above, the Debtors respectfully submits that good cause exists 

for granting the Motion6 and requests that the Court enter an order as follows: 

1. Authorizing the Debtors to sell both the interests of the Estate and of the Co-Owner 

in the Property pursuant to 11 U.S.C. § 363(h) to the Buyer (or the Successful Bidder, First Backup 

Bidder or the Second Backup Bidder as the case may be) pursuant to the terms and conditions of the 

Agreement and its addendums, which are attached as Exhibit 1 to the Wong Declaration (or terms 

of the respective agreements of the Successful Bidder, First Backup Bidder or the Second Backup 

Bidder as the case may be), subject to the Co-Owner’s rights of first refusal which must be exercised 

prior to the hearing on the Motion.(which hearing is currently set for May 3, 2022 but may need to 

be continued as necessary to ensure the Co-Owner has at least ten days from the Auction to consider 

whether they will exercise their rights of first refusal),  

2. Authorizing the sale of the Property free and clear of liens pursuant to 11 U.S.C. § 

363(f), with liens not satisfied through the sale, if any, to attach to the sale proceeds in the same 

validity and priority as prior to the closing of the sale. 

3. Authorizing the Debtors to sign any and all documents convenient and necessary in 

pursuit of the sale, including any and all conveyances contemplated by the Agreement. 

4. Approving the payment of the real estate commission in the total amount not to 

exceed three percent of the final purchase price, to be split in amounts as to be agreed to by the 

buying and selling brokers.    

5. Authorizing the Debtors to pay the following from the sale proceeds through escrow: 

(i) real estate taxes, (ii) amounts owed to Chase, (iii) escrow fees and other ordinary costs of sale to 

 
6 The hearing on the Motion is currently set for May 3, 2022 but may need to be continued as necessary to ensure the 
Co-Owner has at least ten days from the Auction to consider whether they will exercise their rights of first refusal.  
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be split between the Debtors and the Buyer in the manner customary in the County where the 

Property is located.  

6. A determination by the Court that the Buyer (or Successful Bidder, or First Backup 

Bidder, or Second Backup Bidder, or Co-Owner, as the case may be) is in good faith pursuant to 

Bankruptcy Code § 363(m). 

7. Waiving the fourteen-day stay of the order approving the sale of the Property under 

Federal Rules of Bankruptcy Procedure 6004(h) and thus authorizing the Debtors to close escrow 

as soon as practicable. 

8. For such other and further relief as the Court deems just and proper under the 

circumstances of this case. 

 Respectfully submitted, 
 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 

 
DATED:  April 12, 2022 By: /s/ Melissa Davis Lowe  
 James C. Bastian, Jr. 

Melissa Davis Lowe 
Attorneys for Yim Pooi Wong and Lai Hung 
Wong, the Debtors and Debtors in Possession 
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DECLARATION OF LAI HUNG WONG 

 I, Lai Hung Wong, declare as follows: 

1.     My husband Yim Pooi Wong and I are the debtors and debtors in possession in this 

bankruptcy case.  I am over 18 years of age and I have personal knowledge of the facts set forth 

herein and could, if called as a witness, competently testify thereto.  I am also personally familiar 

with, and am a custodian of, the financial records for business affairs.  I am also personally familiar 

with the operations of the properties referenced in this Declaration. 

2. I make this Declaration in support of our Motion for Order: (1) Approving the Sale of 

Real Property of the Estate Co-Owned With Non-Debtor Third Party Free and Clear of Certain 

Liens Pursuant to Bankruptcy Code §§ 363(b)(1), 363(f), and 363(h) Subject to Auction and Court 

Approved Bidding Procedures; (2) Approving Payment of Real Estate Commission; and (3) 

Granting Related Relief (“Motion”).  Unless otherwise noted, capitalized terms in this Declaration 

have the meaning set forth in the Motion.   

3. On September 27, 2021 (“Petition Date”), we filed our voluntary petition under chapter 

11 of the Bankruptcy Code.  We continue to operate their business and manage their properties as 

debtors in possession as authorized by 11 U.S.C. §§1107(a) and 1108.   

4. We have built a successful real estate investment business, accumulating interests in 

properties with a total value in excess of $60 million and over $30 million in net equity. As of the 

Petition Date, individually and in partnership with third parties or through LLCs we own and control, 

we have an interest in 17 income income-producing real property assets.   

5. In March 2017, Chris Wong and Mary Wong initiated the State Court Action entitled 

Chik Pui Wong, et al. v. Yim Pooi Wong, et al., filed in Los Angeles County Superior Court, Case 

No. BC655122 against the Debtors in connection with the seven jointly owned real properties, 

including the Property that is the subject of this Motion. On August 27, 2021, Judgment was entered 

in favor of Chris Wong and Mary Wong in the amount of $7,803,901.88 (“State Court Judgment”).  

We appealed the State Court Judgment to the California Court of Appeals, Second District, Case 

No. B314931, pursuant to the Notice of Appeal filed September 7, 2021 (“Appeal”).  Although the 
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State Court Action has been stayed by the bankruptcy filing, we have obtained relief from the stay 

to pursue the Appeal.   

6. On March 3, 2022, the Court entered the Sale Procedures Order [docket 244].  The 

Sale Stipulation with the Co-Owner was approved under the Sale Procedures Order.  The Sale 

Stipulation provided for the terms regarding a competitive bid and sale process for the orderly sale 

of the Property.  The offer for the Property from the Buyer that is the subject of this Motion is the 

result of the orderly sale process agreed to under the Sale Stipulation.  A true and correct copy of 

the purchase offer Agreement, including all addenda thereto, from the Buyer is attached here as 

Exhibit 1. 

7. The Property is a 28-Unit apartment building located in Los Angeles County at 8335 

Willis Avenue, Panorama City, CA 91402.  Attached here as Exhibit 2 is a true and correct copy of 

a preliminary title report (“Title Report”) which lists the liens and encumbrances impacting the 

Property.    

8. Through our respective trusts [Yim Pooi Wong, individually and as trustee of the Yim 

Pooi Wong Revocable Trust dated 8/1/1998 amended 10/31/2014; Lai Hung Wong, individually 

and as trustee of the Lai Hung Wong Revocable Trust dated 8/1/1998, amend 10/31/2014] we are 

co-owners of the Property with Chris Wong.  We have a 5/7th ownership interest in the Property 

and Chris Wong holds a 2/7th interest. 

9. I believe partition of the Property would be impracticable and a sale of only the Estate’s 

interest would realize significantly less because the Property operates as one business and to split 

the units would not be practical.  The Property is not used in the production, transmission, or 

distribution, for sale, of electric energy or of natural or synthetic gas for heat, light, or power.   

10. On our Schedules A/B and D we (i) valued the Property at $5,294,704.90 based on an 

appraisal for the Property dated January 25, 2021, and (ii) listed one lien in favor of JPMorgan Chase 

Bank, N.A. (“Chase Bank”) of $1,179,248.11.  On January 24, 2022, Chase Bank filed a secured 

Claim 14 asserting amount owed of $1,175,864.06.  Since the Petition Date, we have been paying 

and intend to continue paying this claim in ordinary course of business pursuant to the loan 

documents entered into with this creditor prior to the Petition Date and as such, we believe that the 
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DECLARATION OF CHRIS TRESP 

I, Chris Tresp, declare as follows: 

1. I am a licensed real estate agent in the State of California and a Senior Associate with

CBRE, Inc. I am over 18 years of age and I have personal knowledge of the facts set forth herein 

and could, if called as a witness, competently testify thereto.  I am also personally familiar with the 

real property referenced in this Declaration and that is the subject of the Motion. 

2. I make this Declaration in reference to the Debtors’ Motion for Order: (1) Approving 

the Sale of Real Property of the Estate Co-Owned With Non-Debtor Third Party Free and Clear of 

Certain Liens Pursuant to Bankruptcy Code §§ 363(b)(1), 363(f), and 363(h) Subject to Auction and 

Court Approved Bidding Procedures; (2) Approving Payment of Real Estate Commission and Other 

Costs; and (3) Granting Related Relief (“Motion”).  Unless otherwise noted, capitalized terms in 

this Declaration have the meaning set forth in the Motion.   

3. On December 20, 2021, the Court entered an order authorizing the Debtors to employ 

CBRE, Inc. (“Broker”) as real estate Broker for the Property. The Broker agreed that its commission 

for the Property would be three percent (3%) of the total purchase price and that in the event any 

broker or agent other than CBRE Inc., represented a purchaser of the Property the commission 

would be split between CBRE Inc., and the broker representing the purchaser. 

4. I have more than fifteen years of experience in the sale of real property as well as 

property valuations and am familiar with valuing real property in today’s economic 

environment.   

5. Pursuant to the Sale Procedures Order and the Sale Stipulation, the Broker has 

marketed Property across multiple channels since mid February 2022.  The Broker prepared a 

comprehensive marketing package and contacted potential buyers by telephone, email, and, in 

limited instances, hard mail, in addition to listing the Property on the MLS, Loopnet, CoStar, and 

on its own website.  CBRE targeted local buyers, 1031 exchange buyers and its national database 

of customers and potential buyers.   
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1

8335 Willis Ave
Panorama City, CA  91402-3548

Ron Mayer - Mayer Capital, or assignee
Chik Pui Wong, Yim Pooi Wong and Lai Hung Wong

1. Upon Buyer's removal of all Buyer's Contingencies, provided Escrow is in possession of a grant deed duly executed by
Seller, sufficient to convey title to Buyer, Buyer shall instruct Escrow to release Buyer's Deposit to Seller. Seller shall hold
Buyer's Deposit subject to the remaining terms and conditions of this Agreement. If Property is made unmarketable by
Seller, or acts of God, or Seller should default on this Agreement, Buyer's Deposit shall be immediately returned to Buyer and
deed shall be returned to Seller.
2. Seller shall provide a Tenant Estoppel Certificate for any unit without a lease or rental agreement. 
3. Close of Escrow shall be 60 calendar days after Court Confirmation is received by Buyer. 
4. All currently vacant units and units that become vacant in escrow shall be delivered vacant in its current condition. 
5. Buyer reserves the right to obtain a loan against the Property. In the event Buyer elects to do so, this Agreement remains
free and clear of any Financing or Appraisal Contingencies.
6. Buyer’s offer is being accepted, and this contract is made, for purposes of selecting the offer as a stalking horse bid.  Offer
is subject to an auction where the Property will be sold through an overbid process conducted by the Bankruptcy Court
pursuant to the overbid procedures set forth in the Addendum to Commercial Purchase Agreement made part of this
contract.  If no other offers are accepted during the overbid process, the contract will be binding.  If another offer is the
successful bid as part of the overbid process, this contract will be void, unless Buyer is the backup bidder.  Owner Chris
Wong’s acceptance is contingent upon the Bankruptcy Court’s entry of an order approving the sale of the Property.
7. The seller's names for the property are as follows:
     Chik Pui Wong
     Yim Pooi Wong trustee of the Yim Pooi Wong Revocable Trust Dated 8/1/1998 amended 10/31/2014
     Lai Hung Wong, trustee of the Lai Hung Wong Revocable Trust Dated 8/1/1998 amended 10/31/2014

Ron Mayer - Mayer Capital, or assignee

Chik Pui Wong

Yim Pooi Wong and Lai Hung Wong

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander

Exhibit 1
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X Ron Mayer - Mayer Capital, or assignee

CBRE 00409987

Dean Zander, Chris Tresp, Priscilla Nee, 01846401

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander

Exhibit 1
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CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander
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Ron Mayer - Mayer Capital, or assignee

Chik Pui Wong
Yim Pooi Wong and Lai Hung Wong
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Chik Pui Wong
Yim Pooi Wong and Lai Hung Wong

Ron Mayer - Mayer Capital, or assignee

CBRE 00409987
01846401

Dean Zander, Chris Tresp, Priscilla Nee, Stewart Weston
CBRE 00409987

01846401
Dean Zander, Chris Tresp, Priscilla Nee, Stewart Weston

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander

Exhibit 1
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8335 Willis Ave, Panorama City, CA  91402-3548

Ron Mayer - Mayer Capital, or assignee

Chik Pui Wong

Yim Pooi Wong and Lai Hung Wong

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander

Exhibit 1
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April 4, 2022

Ron Mayer - Mayer Capital, or assignee

8335 Willis Ave
Panorama City Los Angeles 91402-3548

2653-020-004

CBRE 00409987

Dean Zander, Chris Tresp, Priscilla Nee, Stewart Weston 01846401

CBRE 00409987

Dean Zander, Chris Tresp, Priscilla Nee, Stewart Weston 01846401

X

5,900,000.00

X 60

177,000.00 3.0

5,723,000.00
5,900,000.00

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
Dean Zander Exhibit 1
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X

Seller's Choise

X

X

X

X
X

X Seller's Choice

X

Seller's Choice

X

X

N/A
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X Addendum to Comm. Purchase Agreement
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Ron Mayer - Mayer Capital, or assignee
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Chik Pui Wong

Yim Pooi Wong and Lai Hung Wong

X
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CBRE 00409987
Dean Zander, Chris Tresp, Priscilla Nee, 01846401

1840 Century Park East, 9th Floor Los Angeles CA 90067

CBRE 00409987
Dean Zander, Chris Tresp, Priscilla Nee, 01846401

1840 Century Park East, 9th Floor Los Angeles CA 90067

Seller's Choice
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1

04/04/2022
8335 Willis Ave, Panorama City, CA  91402-3548
Ron Mayer - Mayer Capital, or assignee

Chik Pui Wong, Yim Pooi Wong and Lai Hung Wong

X

Ron Mayer - Mayer Capital, or assignee

CBRE, 1840 Century Park East, 9th Floor Los Angeles CA 90067 3105502599 8335 Willis Ave
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Ron Mayer - Mayer Capital, or assignee

Chik Pui Wong

Yim Pooi Wong and Lai Hung Wong

CBRE 00409987
1840 Century Park East, 9th Floor Los Angeles CA 90067

01846401
Dean Zander, Chris Tresp,

Priscilla Nee, Stew Weston

CBRE 00409987
1840 Century Park East, 9th Floor Los Angeles CA 90067

(310)550-2599 dean.zander@cbre.com 01846401
Dean Zander, Chris Tresp,

Priscilla Nee, Stew Weston

8335 Willis Ave
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ADDENDUM TO COMMERCIAL PURCHASE AGREEMENT 
 
In reference to that certain Commercial Purchase Agreement dated April 4, 2022(“Agreement”) concerning 
real property located in Los Angeles County at 8335 Willis Ave., Panorama City, CA 91402 (“Property”) 
(Mayer Capital Partners) (“Buyer”) and Chik Pui Wong, Yim Pooi Wong, trustee of the Yim Pooi Wong 
Revocable Trust Dated 8/1/1998 amended 10/31/2014, and Lai Hung Wong, trustee of the Lai Hung Wong 
Revocable Trust Dated 8/1/1998 amended 10/31/2014 (collectively “Sellers”) hereby agree to this Addendum 
as follows: 
 

RECITALS 
A. Co-owners of record of the Property include Yim Pooi Wong and Lai Hung Wong (“Debtors”).  The 

Debtors filed a petition under Chapter 11 of the Bankruptcy Code on September 27, 2021 (“Petition 
Date”), which case is pending before the United States Bankruptcy Court for the Central District of 
California, Los Angeles Division, Case No. 2:21-bk-17515-VZ (“Bankruptcy Case”).   As a result of 
the Bankruptcy Case, the Debtors’ interest in the Property is an asset of the Debtors’ bankruptcy estate 
(“Estate”). 

 
NOW THEREFORE, THE PARTIES HEREBY AGREE AS FOLLOWS: 

 
 

CONDITIONS OF SALE 
 
1. Bankruptcy Court Approval.  The sale of the Property is expressly conditioned on approval of the 

United States Bankruptcy Court for the Central District of California, Los Angeles Division and entry 
of a final order in the Bankruptcy Case approving the Agreement and this Addendum. 
 

2. No Assignment.  The Agreement is between the Buyer and the Sellers.  The Buyer shall have no right 
to assign the Escrow, the Agreement, or transfer the Property concurrent with closing without consent 
of the Sellers. 
 

3. Title Insurance.  The Property shall be delivered to the Buyer free and clear of all liens and 
encumbrances; provide however, the title insurance policy shall be subject only to liens, 
encumbrances, clouds and other matters as may appear on the preliminary title report, that are not to 
be removed at the close of Escrow, and have not been objected to by the Buyer.  Should Sellers be 
unwilling or unable to eliminate those title matters disapproved by the Buyer, the Sellers may 
terminate the Agreement or; should Sellers fail to deliver good and marketable title as provided above, 
Sellers and the Buyer may terminate the Agreement.  In either case, the Buyer’s deposit shall be 
returned to the Buyer, and the Buyer shall have no recourse against Sellers, the Debtors, or the Sellers 
or the Debtors’ counsel, Cracolice & Associates, Havkin & Shrago, and Shulman Bastian Friedman & 
Bui LLP, the Debtors’ bankruptcy estate (“Estate”), or any real estate agent, broker or attorney 
involved in the transaction. 
 

4. Unknown Contingencies.   The Buyer understands that if the Sellers are unable to complete escrow 
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because of unknown defects in the title, or because the liens and encumbrances exceed the amounts 
known to the Sellers, or by being divested of title by the Bankruptcy Court, or because the income tax 
consequences of the sale are excessive, the Buyer's sole damages will be limited to the refund of his 
deposit less escrow charges. 
 

5. Purchase “As-Is”, “Where-Is” Condition; No Warranties.  Buyer acknowledges that the Property for 
which the Bid is submitted is being sold on an “as-is,” “where-is” basis without warranties of any 
kind, expressed or implied, being given by the Debtors or the co-owners of the Property, or by any 
person or entity acting on their behalf, concerning the condition of the Property or the quality of the 
title thereto, or any other matters relating to such property.  The Buyer represents and warrants that the 
Buyer is purchasing the Property as a result of Buyer ’s investigations and is not buying the Property 
pursuant to any representation made by the Debtors, or the co-owners of the Property, or by any 
person or entity acting on their behalf.  The Buyer acknowledges that he/she/it has inspected the 
Property and upon closing of escrow, the Buyer forever waives, for himself/herself/itself, their heirs, 
successors and assigns, all claims against the Debtors, Debtors’ Estate and the co-owners of the 
Property, and any person or entity acting on their behalf, including, without limitation, their agents, 
independent contractors, employees, and attorneys, arising or which might otherwise arise in the 
future, concerning the Property. 
 

6. Sellers’ Liability.  No personal liability shall be sought or enforced against the Sellers with regard to 
the Agreement, including the Addendum, the Property, the sale of the Property, or the physical 
condition of the Property.  In the event that the Sellers fail or refuse to complete the transaction for 
any reason, then the limit of the Sellers’ liability is only to return any money paid to the Seller by the 
Buyer, without deduction.   
 

7. Bankruptcy Court Jurisdiction. Prior to and after the closing of escrow on the sale transaction for the 
Property, the United States Bankruptcy Court, Los Angeles Division, shall have and retain the sole 
and exclusive jurisdiction over the Property, the Agreement and this Addendum; and any and all 
disputes relating in any manner to the Property, the Agreement and/or the Addendum arising before 
and after closing shall be resolved in said Court.  Further, the Buyer and the Sellers have agreed that if 
a dispute arises, such dispute may initially be resolved through the Mediation Program pending in the 
United States Bankruptcy Court for the Central District of California. 
 

8. Hold Harmless: 
 (a) The Buyer understands the terms and conditions of the entire purchase contact and holds 
the Estate and the realtors, brokers, agents, the Sellers, the Debtors, and their attorneys, Cracolice & 
Associates, Havkin & Shrago, and Shulman Bastian Friedman & Bui LLP, brokers, agents and 
employees, harmless from any liabilities arising from the Agreement and this Addendum. 
 
 (b) All parties hereto further agree, jointly and severally, to pay on demand as well as to 
indemnify and hold Escrow harmless from and against all costs, damages, judgments, attorneys’ fees, 
expenses, obligations and liabilities of any kind or nature which in good faith, Escrow may incur or 
sustain in connection with or arising out of this Escrow and Escrow is hereby given a lien upon all the 

Exhibit 1

Case 2:21-bk-17515-VZ    Doc 278    Filed 04/12/22    Entered 04/12/22 20:06:21    Desc
Main Document      Page 77 of 110



3 
 

 

rights, titles and interest of each of the undersigned in all escrow papers and other property and 
monies deposited in this escrow, to protect the rights of escrow and to indemnify and reimburse 
Escrow under the Agreement and the Addendum.  In the event this Escrow is not completed for any 
reason, Escrow is authorized to deduct and pay its fee, plus costs incurred from any funds on deposit. 

 
9. Sale Subject to Overbidding.  The sale of the Property is subject to the Bidding Procedures described 

in the attached Exhibit 1. 
 

SO AGREED. 
 

I, the Buyer herein, have reviewed the foregoing Agreement and understand the terms and conditions 
set forth herein, and further agree to purchase the Property pursuant to said terms and conditions. 
 
Dated: ______________  _____________________________________________ 
     (Mayer Capital Partners)  
     By: __________________________________________ 
 
 
We, the Sellers, agree to sell the Property pursuant to the terms and conditions set forth herein. 
 
 
DEBTORS: 
 
Dated:  ____________________ 
 
 
 
Dated:  ____________________ 
 

 
 
 
___________________________________  
YIM POOI WONG aka JIMMY WONG 
 
 
___________________________________  
LAI HUNG WONG aka POLLY WONG 
 

CHRIS WONG:  
 
Dated:  ____________________ 
 
 
 
 

 
 
__________________________________  
CHIK PUI WONG (“CHRIS WONG”) 
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Exhibit 1 
Bidding Procedures 

 
As provided for in that certain Order Granting Debtors’ Motion for Order (1) Approving Procedures in 
Connection With the Sale of Certain Jointly Owned Real Properties Pursuant to Stipulation of the Co-Owners 
(2) Scheduling a Hearing on a Separate Motion to Approve the Sale of Real Property; and (3) Granting 
Related Relief Pursuant to LBR 6004-1(b) (“Procedures Order”) entered by the Bankruptcy Court on March 3, 
2022 [docket number 244] in the case of In re Yim Pooi Wong and Lai Hung Wong, Case No. 2:21-bk-17515-
VZ, to be eligible to participate in the Auction, each offer, solicitation, or proposal (each, a “Bid”), and each 
individual or entity submitting such a Bid (each, a “Bidder”), must satisfy each of the following conditions; if 
all conditions are satisfied, the Bid will be a “Qualified Bid” and the Bidder will be a “Qualified Bidder”:1  

1. The Seven Properties Shall Be Sold Separately 
The Seven Properties shall be sold separately.  In the event that a prospective buyer seeks to purchase 

all Seven Properties through a package offer, such an offer must provide a breakdown of the amount of each 
offer for each separate property.  

2. Selection of Stalking Horse Bid 
By no later than March 23, 2022, the Debtors and the co-owners of the Property will attempt to agree 

on which is the highest and best offer for the Property to be used as the stalking horse bid (“Stalking Horse 
Bid”).  If the parties cannot agree on which offer should be the Stalking Horse Bid, the offers and the disputed 
issues shall be submitted to the Bankruptcy Court for its determination as to the Stalking Horse Bid by no 
later than March 31, 2022, with a hearing to take place within seven (7) days after the matter is submitted to 
the Court, or the earliest date thereafter set by the Court.  The parties agree that any such review by the Court 
is to seek a determination of the best offer for each property Seven Properties separately, and that, 
notwithstanding such review, the Seven Properties will be sold separately and not on a packaged or 
consolidated basis. 

3. Requirements of a Qualified Bid 
 To be eligible to participate in the Auction, each offer, solicitation, or proposal (each, a “Bid”), and 

each individual or entity submitting such a Bid (each, a “Bidder”), must satisfy each of the following 
conditions; if all conditions are satisfied, the Bid will be a “Qualified Bid” and the Bidder will be a “Qualified 
Bidder”:  

 1.    Form.  The Bid must: (a) be in writing; (b) disclose the identity of the individual or entity 
that will be bidding; and (c) be in the form of a duly authorized, executed, and non-contingent purchase 
agreement, together with all schedules, exhibits, and related documents thereto. 

 2.   Good Faith Deposit.  The Bid must be accompanied by a cash deposit in an amount equal 
to three percent (3%) of the Bid. 

 
1 Unless otherwise noted, capitalized terms have the meaning as described in the Stipulation Regarding Marketing and Sale of 
Jointly Owned Properties approved under the Procedures Order. 
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 3.   Same or Better Terms.  The Bid must be on terms and conditions that are substantially the 
same or better than, not more burdensome in any material way than, and no more conditional than the terms of 
the Stalking Horse Bid for that particular property.  The Bid may not contain additional termination rights, 
covenants, financing or due diligence contingencies, or closing conditions, other than as may be included in 
the Stalking Horse Bid for that particular property. 

 4.   “As-Is”, “Where-Is” Condition; No Warranties.  The Bid must acknowledge that the 
Property for which the Bid is submitted is being sold on an “as-is,” “where-is” basis without warranties of any 
kind, expressed or implied, being given by the Debtors or the co-owners of the Property, or by any person or 
entity acting on their behalf, concerning the condition of the property or the quality of the title thereto, or any 
other matters relating to such Property.  The Bidder must represent and warrant that the Bidder is purchasing 
the property as a result of Bidder’s investigations and is not buying the Property pursuant to any 
representation made by the Debtors, or the co-owners of the Property, or by any person or entity acting on 
their behalf.  The Bidder must acknowledge that he/she/it has inspected the Property and upon closing of 
escrow, the Bidder forever waives, for himself/herself/itself, their heirs, successors and assigns, all claims 
against the Debtors, Debtors’ Estate and the co-owners of the Property, and any person or entity acting on 
their behalf, including, without limitation, their agents, independent contractors, employees, and attorneys, 
arising or which might otherwise arise in the future, concerning the Property. 

 5.   Corporate Authority.  If the party bidding is an entity, the Bid must include written 
evidence that the Bidder has full power and authority (including full corporate or other organizational power 
and authority) to consummate the proposed transaction contemplated by the Bid. 

 6.   Proof of Financial Ability to Perform.  The Bid must provide evidence of having sufficient 
specifically committed funds to complete the transaction and such other documentation relevant to the 
Bidder’s ability to qualify as the purchaser and ability to close the sale and immediately and unconditionally 
pay the winning bid purchase price at the close of escrow.  To the extent that the Bid is not accompanied by 
evidence of the Bidder’s capacity to consummate the transaction contemplated by the Bid with unrestricted 
and fully available cash, the Bid must include written evidence of a firm, irrevocable commitment for 
financing or other evidence of ability to consummate the proposed transaction.   

 7.   Irrevocable.  Each Bid must expressly state that it is irrevocable until the auction described 
herein below is completed. 

 8.   Bid Deadline.  The Bid must be received by counsel for the Debtors and counsel for Chris 
Wong and Mary Wong by no later than 5:00 p.m. (California time) five (5) days after the Stalking Horse Bid 
for each property is determined, estimated to be due by April 8, 2022, unless the Debtors and the co-owners  
cannot agree on the Stalking Horse Bid and  have to submit the dispute to the Court for its determination. 

 9.   Amount of Bid.  The Bid must bid an initial amount of at least $100,000.00 over the 
Stalking Horse Bid.     

 10.   Affirmative Statement.  Each Bid shall be accompanied by an affirmative statement that 
a) all Bidders submitting such Bid have and will continue to comply with the Bidding Procedures, and b) the 

Exhibit 1

Case 2:21-bk-17515-VZ    Doc 278    Filed 04/12/22    Entered 04/12/22 20:06:21    Desc
Main Document      Page 80 of 110



6 
 

 

Bidder acknowledges that he/she/it has knowingly and voluntarily submitted to the exclusive jurisdiction of 
the United States Bankruptcy Court for the Central District of California with respect to all matters related to 
the terms and conditions of the sale of the Seven Properties. 

 11.  Independent Buyer Declaration.  Each Bid shall be accompanied by a declaration, signed 
under penalty of perjury by either the individual Bidder or an authorized representative of a non-individual 
Bidder with personal knowledge of the facts asserted, attesting to and providing the following: 

 • The full legal name or registered name of Bidder, inclusive of any dba, fka, trade 
name(s), or alias; 

 • If Bidder is a corporation, its state of incorporation, the address of its corporate 
headquarters, the names of its board members and the names of its shareholders; 

 • That Bidder does not have a relationship with the Debtors and does not intend to have a 
relationship with the Debtors after the sale, and that Bidder is not associated or affiliated with the Debtors in 
any manner, and that the Debtors will not be acquiring or retaining an interest of any kind in any of the Seven 
Properties that may be purchased by Bidder; 

 • That other than the purchase price for the property, there is no consideration 
contemplated to be transferred to the Debtors as part of the sale.  The only consideration is the price being 
paid for the Property; 

 • That Bidder has not colluded with any other potential buyers for the purchase of the 
property in an attempt to take unfair advantage of the other prospective buyers; 

 • That Bidder has not colluded with the Debtors regarding the purchase of the property in 
anyway; and 

 • If prior to submitting an Independent Bidder Declaration, Bidder has ever had any 
contact, interaction(s), transaction(s), communication(s), personal dealing(s), business dealing(s), or the like 
with the Debtors, Bidder shall provide a detailed list of each occurrence, including, without limitation, the 
approximate date, time and nature of same. 

4. Qualifying Bids and Bidders 
Within five (5) days after receipt of the Bids, the Debtors,  and the co-owners of the Property will 

attempt to agree on which Bids are Qualified Bids and which Bidders are Qualified Bidders.  If the parties 
cannot agree on which Bids are Qualified Bids or which Bidders are Qualified Bidders, the disputed issues 
shall be submitted to the Bankruptcy Court for its determination as to the Qualified Bids and Qualified 
Bidders within ten (10) days after receipt of the Bids, with a hearing to take place within seven (7) days after 
the matter is submitted to the Court, or the earliest date thereafter set by the Court. 
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The time for the determination of the Qualified Bids and Qualified Bidder shall be extended as may be 
required in the event that Chris Wong and Mary Wong conduct discovery as provided for in the Stipulation 
Regarding Marketing and Sale of Jointly Owned Properties. 

5. Auction for Qualified Bidders 
If there is at least one Qualified Bid for a property, an auction shall be conducted for that property to 

determine the highest or otherwise best Qualified Bid.  Only Qualified Bidders may participate in the Auction. 
 Prior to the Auction, the Debtors shall provide copies of all Qualified Bids to all Qualified Bidders at the 
same time.  The auction shall be conducted as follows: 

 1.   Manner in which the Auction Conducted.  The Court (or the Debtors’ counsel, if that is the 
Court’s preference) shall direct and preside over the Auction.  Only Qualified Bidders (or their qualified 
representatives) will be entitled to make any Bids at the Auction. 

 2.   Properties Auctioned Separately.  There shall be separate and distinct auctions for each of 
the Seven Properties. 

 3.   Bid Increments.  Minimum bid increments during the auction shall be in the amount of 
$50,000.00. 

 4.   Successful Bidder.  The auction shall continue until the Debtors and the co-owners 
determine that there is a highest or otherwise best Qualified Bid at the auction (a “Successful Bid,” and each 
Bidder submitting such Successful Bid, a “Successful Bidder”).  The auction shall not close until all Bidders 
who have submitted Qualified Bids have been given a reasonable opportunity to submit an Overbid at the 
auction to the then-existing Overbids.   

 5.  First Backup Bidder.  The Qualified Bidder with the second highest or otherwise best 
Qualified Bid at the Auction will be designated as the first backup bidder (the “First Backup Bidder”). The 
First Backup Bidder shall be required to keep its initial Bid (or, if the First Backup Bidder submitted one or 
more Overbids at the Auction, its final Overbid) (the “First Backup Bid”) open and irrevocable until the close 
of escrow on the sale of the property.   

 6.   Second Backup Bidder.  The Qualified Bidder with the third highest or otherwise best 
Qualified Bid at the Auction will be designated as the second backup bidder (the “Second Backup Bidder”). 
The Second Backup Bidder shall be required to keep its initial Bid (or, if the Second Backup Bidder submitted 
one or more Overbids at the Auction, its final Overbid) (the “Second Backup Bid”) open and irrevocable until 
the close of escrow on the sale of the property. 

 7.  Determination of Successful Bidder and Backup Bidders.  Immediately upon the conclusion 
of the auction, the Debtors and the co-owners of the Property will attempt to agree on which Bids are the 
Successful Bids and backup Bids.  If the parties cannot agree on which Bids are the Successful Bids and 
Backup Bids, the disputed issues shall be promptly submitted to the Bankruptcy Court for its determination as 
to the Successful Bids and backup Bids. 
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I have read, understand and consent to the Bidding Procedures above.   

 EXECUTED on April 4, 2022, at _____________, California. 

       (Mayer Capital Partners) 

 
        
              
       Ron Mayer 
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Page 1 of 1

ORDER NO. : 2676022591

EXHIBIT A

The land referred to is situated in the County of Los Angeles, City of Los Angeles, State of 
California, and is described as follows:

Lot 197 of Tract No. 3018, in the City of Los Angeles, County of Los Angeles, State of California, 
as per map recorded in Book 31 Pages 45 and 46 of Maps, in the office of the County Recorder 
of said County.

APN: 2653-020-004
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OLD REPUBLIC TITLE COMPANY
For Exceptions Shown or Referred to, See Attached

Page 1 of 7 Pages

ORT 3158-A (Rev 08/07/08)

101 North Brand Blvd., 14th Floor
Glendale, CA 91203
(818) 247-2917

PRELIMINARY REPORT

CBRD
1840 Century Park East, Suite 900
Los Angeles, CA 90067
Phone: (310) 550-2508

Attention: PRISCILLA NEE

Property Address:

Our Order Number 2676022591-52

Customer Reference 8335 Willis Avenue

When Replying Please Contact:

Rolly Cruz
title05.la@ortc.com
Ph: (818) 247-2917
Efax: (818) 484-2602

8335 Willis Avenue, (Panorama City Area), Los Angeles, CA 91402

In response to the above referenced application for a policy of title insurance, OLD REPUBLIC TITLE COMPANY, as issuing Agent 
of Old Republic National Title Insurance Company, hereby reports that it is prepared to issue, or cause to be issued, as of the date 
hereof, a Policy or Policies of Title Insurance describing the land and the estate or interest therein hereinafter set forth, insuring 
against loss which may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an Exception below or 
not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations of said policy forms.
The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said Policy or Policies are set forth in 
Exhibit I attached. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than that set forth 
in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive 
remedy of the parties. Limitations on Covered Risks applicable to the Homeowner’s Policy of Title Insurance which establish a 
Deductible Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit I. Copies of the Policy 
forms should be read. They are available from the office which issued this report.
Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in Exhibit I of this 
report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered 
under the terms of the title insurance policy and should be carefully considered.
It is important to note that this preliminary report is not a written representation as to the condition of title and may 
not list all liens, defects, and encumbrances affecting title to the land.
This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a policy of title 
insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a policy of title insurance, 
a Binder or Commitment should be requested.

Dated as of February 24, 2022, at 7:30 AM
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OLD REPUBLIC TITLE COMPANY

ORDER NO. 2676022591-52

Page 2 of 7 Pages
ORT 3158-B

The form of policy of title insurance contemplated by this report is:

CLTA Standard Coverage Policy -1990; AND ALTA Loan Policy - 2006.  A specific request 
should be made if another form or additional coverage is desired.

The estate or interest in the land hereinafter described or referred or covered by this Report is:

A Fee

Title to said estate or interest at the date hereof is vested in:

Yim Pooi Wong, trustee of Yim Pooi Wong Revocable Trust Dated 8/1/1998 amended 
10/31/2014 and Lai Hung Wong, trustee of Lai Hung Wong Revocable Trust Dated 8/1/1998 
amended 10/31/2014 and Chilk, subject to proceedings pending in U.S. Bankruptcy Court of 
the Central District of California, entitled: Yim Pooi Wong and Lai Hung Wong, Debtor, Case 
No 2:21-bk-17515-VZ, wherein a petition for relief was filed on September 27, 2021 (Chapter 
11); and

Chik Pui Wong, a married man as his sole and separate property, as their interests appear of 
record.

The land referred to in this Report is situated in the County of Los Angeles, City of Los Angeles, State of California, and is 
described as follows:

Lot 197 of Tract No. 3018, in the City of Los Angeles, County of Los Angeles, State of California, as per map 
recorded in Book 31 Pages 45 and 46 of Maps, in the office of the County Recorder of said County.

APN: 2653-020-004

At the date hereof exceptions to coverage in addition to the Exceptions and Exclusions in said policy form would be as follows:

1. Taxes and assessments, general and special, for the fiscal year 2022 - 2023, a lien, but not 
yet due or payable. 

Code No. : 08856
Assessor’s Parcel No : 2653-020-004

2. Taxes and assessments, general and special, for the fiscal year 2021 - 2022, as follows:

Assessor's Parcel No : 2653-020-004
Code No. : 08856
1st Installment : $15,282.88 NOT Marked Paid
2nd Installment : $15,282.88 NOT Marked Paid
Land Value : $676,136.00
Imp. Value : $1,577,666.00
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3. The lien of supplemental taxes, if any, assessed pursuant to the provisions of Section 75, et 
seq., of the Revenue and Taxation Code of the State of California.

4. Lease upon the terms, covenants, and conditions contained therein, 

Lessor : Lai Hung Wong
Lessee : Consolidated Lauco Systems
Dated : August 1, 1991
Recorded : September 30, 1991 in Official Records As Instrument No.  91-

1538072

NOTE:  The present ownership of said leasehold or leaseholds and other matters 
affecting the interest of the lessee or lessees are not shown herein.

5. An unrecorded lease upon the terms, covenants, and conditions contained or referred to 
therein,

Lessor : YIM POOI WONG
Lessee : Web Service Company, Inc.
Disclosed by : MEMORANDUM OF LEASE
Dated : January 16, 2002
Recorded : April 16, 2002 in Official Records As Instrument No.  02-0888988

NOTE:  The present ownership of said leasehold or leaseholds and other matters 
affecting the interest of the lessee or lessees are not shown herein.

Matters as contained or referred to in an instrument,

Entitled : Description of the land within the Earthquake Disaster Assistance 
Project Area for Portions of Council District 7 (Pacoima-Panorama
City-Sunland-Tujunga) Redeveloment Project Area and Statement 
that Redevelopment Proceedings Instituted (Health and Safety Code 
Section 33373)

Recorded : November 30, 2007 in Official Records As Instrument No.
20072636419

6.

Which Among Other 
Things Provides

: See Instrument for Full Particulars
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7. Deed of Trust to secure an indebtedness of the amount stated below and any other amounts 
payable under the terms thereof,

Amount : $1,450,000.00
Trustor/Borrower : Yim Pooi Wong and Lai Hung Wong and Chik Pui Wong
Trustee : CALIFORNIA RECONVEYANCE COMPANY, a California corporation, 

and its successors in trust and assigns
Beneficiary/Lender : JPMORGAN CHASE BANK, N.A.
Dated : July 16, 2012 
Recorded : July 24, 2012 in Official Records As Instrument No.  20121087398
Loan No. : 100495044

Provisions of the Bankruptcy Reform Act of 1978, as amended, and of the terms, conditions 
and provisions of any Order which may be entered in the following:

Case No. : 2:21-bk-17515-VZ
District : Central District of California
Debtor : Yim Pooi Wong and Lai Hung Wong

8.

Chapter : 11

9. Water rights, claims or title to water, whether or not shown by the public records.

10. Any unrecorded and subsisting leases.

11. The requirement that this Company be provided with an opportunity to inspect the land (the 
Company reserves the right to make additional exceptions and/or requirements upon 
completion of its inspection).

12. The requirement that this Company be provided with a suitable Owner's Declaration (form
ORT 174). The Company reserves the right to make additional exceptions and/or 
requirements upon review of the Owner's Declaration.
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13. Terms and conditions contained in the Yim Pooi Wong Revocable Trust Dated 8/1/1998 
amended 10/31/2014 as disclosed by QUITCLAIM DEED.

Dated : December 15, 2014
Recorded October 26, 2015 in Official Records As Instrument No.

20151308336

The requirement that:

A Certification of Trust be furnished in accordance with Probate Code Section 18100.5; and

If the acting trustee is a successor trustee the additional requirement the Company is 
provided a complete copy of the trust, with all amendments and any intervening trustee is no 
longer acting in that capacity by providing copies of resignation letters, etc.

The Company reserves the right to make additional exceptions and/or requirements upon 
review of the above.

14. Terms and conditions contained in the Lai Hung Wong Revocable Trust Dated 8/1/1998 
amended 10/31/2014 as disclosed by QUITCLAIM DEED.

Dated : December 15, 2014
Recorded October 26, 2015 in Official Records As Instrument No.

20151308336

The requirement that:

A Certification of Trust be furnished in accordance with Probate Code Section 18100.5; and

If the acting trustee is a successor trustee the additional requirement the Company is 
provided a complete copy of the trust, with all amendments and any intervening trustee is no 
longer acting in that capacity by providing copies of resignation letters, etc.

The Company reserves the right to make additional exceptions and/or requirements upon 
review of the above.

15. The effect of instruments, proceedings, liens, decrees or other matters which do not 
specifically describe said land but which, if any do exist, may affect the title or impose liens 
or encumbrances thereon. The name search necessary to ascertain the existence of such 
matters has not been completed and, in order to do so, we require a signed Confidential
Statement of Information from or on behalf of CHIK PUI WONG and YIM POOI WONG and 
LAI HUNG WONG.
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16. Underwriting approval is required prior to our acceptance of instructions, recording of 
instruments and issuance of a title insurance policy or other product.  If the application is 
approved, this report may be amended; additional exceptions from coverage may be shown, 
and additional conditions or requirements may be made.

-------------------- Informational Notes -------------------

A. The applicable rate(s) for the policy(s) being offered by this report or commitment appears 
to be section(s) 3.1 & 4.1.

The above numbered report (including any supplements or amendments thereto) is hereby 
modified and/or supplemented to reflect the following additional items relating to the 
issuance of an American Land Title Association loan form policy:

NONE

NOTE: Our investigation has been completed and there is located on said land a Multi-Family
Residence known as 8335 Willis Avenue, (Panorama City Area), City of Los Angeles, 
California 91402.

The ALTA loan policy, when issued, will contain the CLTA 100 Endorsement and 116 series 
Endorsement.

Unless shown elsewhere in the body of this report, there appear of record no transfers or 
agreements to transfer the land described herein within the last three years prior to the date 
hereof, except as follows:

B.

NONE
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NOTE:
The following statement is deemed attached as a coversheet to any declaration, governing document, or deed 
identified in the above exceptions:

If this document contains any restriction based on age, race, color, religion, sex, 
gender, gender identity, gender expression, sexual orientation, familial status, 
marital status, disability, veteran or military status, genetic information, 
national origin, source of income as defined in subdivision (p) of Section 12955, 
or ancestry, that restriction violates state and federal fair housing laws and is 
void, and may be removed pursuant to Section 12956.2 of the Government
Code by submitting a “Restrictive Covenant Modification” form, together with a 
copy of the attached document with the unlawful provision redacted to the 
county recorder’s office. The “Restrictive Covenant Modification” form can be 
obtained from the county recorder’s office and may be available on its internet 
website. The form may also be available from the party that provided you with 
this document. Lawful restrictions under state and federal law on the age of 
occupants in senior housing or housing for older persons shall not be construed 
as restrictions based on familial status.

Information for processing a “Restrictive Covenant Modification” form:

1. Print a complete copy of the document in question.  Strike out what you believe to be unlawful restrictive
language in the document.

2. Print and complete the “Restrictive Covenant Modification” (“RCM”) form.  Note that the signature on the form 
must be acknowledged by a notary public or other qualified officer.

3. Submit the completed RCM form and the document with your strike-outs to the County Clerk-Recorder’s Office 
for the county where the property is located.  No fee is required for this service.

4. The County Clerk-Recorder’s Office will forward the RCM form and the document with your strike-outs to the 
Office of the County Counsel, who will determine whether the document contains any unlawful restrictions.

5. The Office of the County Counsel will return the RCM form and the document with your strike-outs to the 
County Clerk-Recorder’s Office along with its determination. If approved, a Deputy County Counsel will sign the 
RCM, and the County Clerk-Recorder’s Office will record, image and index it. If the Office of the County Counsel 
determines that the document does not contain an unlawful restriction, the County Clerk-Recorder’s Office will 
not record the RCM.

6. The approved RCM will be returned to the submitter by mail.

The “Restrictive Covenant Modification” form is linked below:

Restrictive Covenant Modification form
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CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990 (11/09/18)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, 
costs, attorneys' fees, or expenses which arise by reason of:
1. (a) Any law, ordinance, or governmental regulation (including but not limited to building or zoning laws, ordinances, or 

regulations) restricting, regulating, prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the land;
(ii) the character, dimensions, or location of any improvement now or hereafter erected on the land;
(iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land 

is or was a part; or
(iv) environmental protection; or the effect of any violation of these laws, ordinances, or governmental 

regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or 
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the 
public records at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise 
thereof or notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land 
has been recorded in the public records at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy,
but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the 
rights of a purchaser for value without knowledge.

3. Defects, liens, encumbrances, adverse claims, or other matters:
(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the 

insured claimant;
(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant 

and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became 
an insured under this policy;

(c) resulting in no loss or damage to the insured claimant;
(d) attaching or created subsequent to Date of Policy; or 
(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the 

insured mortgage or for the estate or interest insured by this policy.
4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or 

the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable doing-business laws of 
the state in which the land is situated.

5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction 
evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.

6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the 
transaction creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency 
or similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE
SCHEDULE B - PART I

This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees, or expenses which
arise by reason of:
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or 

assessments on real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or 
not shown by the records of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an 
inspection of the land or which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey 

would disclose, and which are not shown by the public records.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) 

water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public 
records.

6. Any lien or right to a lien for services, labor or material unless such lien is shown by the public records at Date of Policy.
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AMERICAN LAND TITLE ASSOCIATION LOAN POLICY OF TITLE INSURANCE (06/17/06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, 
costs, attorneys' fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting,

regulating, prohibiting, or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection; or the effect of any violation of these laws, ordinances, or governmental 

regulations. This Exclusion 1(a) does not modify or limit the coverage provided under Covered Risk 5.
(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under 

Covered Risk 6.
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured 

Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured 
Claimant became an Insured under this policy; 

(c) resulting in no loss or damage to the Insured Claimant; 
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided 

under Covered Risk 11, 13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the 

Insured Mortgage. 
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with

applicable doing-business laws of the state where the Land is situated.
5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction 

evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.
6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the 

transaction creating the lien of the Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching
between Date of Policy and the date of recording of the Insured Mortgage in the Public Records. This Exclusion does not 
modify or limit the coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above 
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following 
Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
SCHEDULE B - PART I

Except as provided in Schedule B - Part II, this policy does not insure against loss or damage, and the Company will not pay 
costs, attorneys’ fees, or expenses that arise by reason of:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or 

assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or 
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public 
Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an 
inspection of the Land or that may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed 

by an accurate and complete land survey of the Land and not shown by the Public Records.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) 

water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public
Records.

6. Any lien or right to a lien for services, labor or material unless such lien is shown by the Public Records at Date of Policy.
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FACTS
WHAT DOES OLD REPUBLIC TITLE
DO WITH YOUR PERSONAL INFORMATION?

Why?

Financial companies choose how they share your personal information. Federal law gives consumers 
the right to limit some but not all sharing. Federal law also requires us to tell you how we collect, 
share, and protect your personal information. Please read this notice carefully to understand what we 
do.

What?

The types of personal information we collect and share depend on the product or service you 
have with us. This information can include:

• Social Security number and employment information
• Mortgage rates and payments and account balances
• Checking account information and wire transfer instructions

When you are no longer our customer, we continue to share your information as described in this 
notice.

How?

All financial companies need to share customers’ personal information to run their everyday 
business. In the section below, we list the reasons financial companies can share their customers’ 
personal information; the reasons Old Republic Title chooses to share; and whether you can limit 
this sharing.

Reasons we can share your personal information
Does Old 

Republic Title 
share?

Can you limit this
sharing?

For our everyday business purposes — such as to process your 
transactions, maintain your account(s), or respond to court orders and 
legal investigations, or report to credit bureaus

Yes No

For our marketing purposes —
to offer our products and services to you No We don’t share

For joint marketing with other financial companies No We don’t share

For our affiliates’ everyday business purposes —
information about your transactions and experiences Yes No

For our affiliates’ everyday business purposes —
information about your creditworthiness

No We don’t share

For our affiliates to market to you No We don’t share

For non-affiliates to market to you No We don’t share

Go to www.oldrepublictitle.com (Contact Us)
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Who we are

Who is providing this notice? Companies with an Old Republic Title name and other affiliates. Please see below for a 
list of affiliates.

What we do

How does Old Republic Title 
protect my personal 
information?

To protect your personal information from unauthorized access and use, we use security
measures that comply with federal law. These measures include computer safeguards 
and secured files and buildings. For more information, visit
https://www.oldrepublictitle.com/privacy-policy

How does Old Republic Title 
collect my personal information?

We collect your personal information, for example, when you:

 Give us your contact information or show your driver’s license
 Show your government-issued ID or provide your mortgage information
 Make a wire transfer

We also collect your personal information from others, such as credit bureaus, 
affiliates, or other companies.

Why can’t I limit all sharing? Federal law gives you the right to limit only:

 Sharing for affiliates’ everyday business purposes - information about your
creditworthiness

 Affiliates from using your information to market toyou
 Sharing for non-affiliates to market toyou

State laws and individual companies may give you additional rights to limit sharing. See 
the State Privacy Rights section location at https://www.oldrepublictitle.com/privacy-
policy for your rights under state law. 

Definitions

Affiliates Companies related by common ownership or control. They can be financial and 
nonfinancial companies.

• Our affiliates include companies with an Old Republic Title name, and financial 
companies such as Attorneys’ Title Fund Services, LLC, Lex Terrae National Title 
Services, Inc., Mississippi Valley Title Services Company, and The Title Company of
North Carolina.

Non-affiliates Companies not related by common ownership or control. They can be financial and non-
financial companies.

• Old Republic Title does not share with non-affiliates so they can market to you

Joint marketing A formal agreement between non-affiliated financial companies that together market 
financial products or services to you.

• Old Republic Title doesn’t jointly market.
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Affiliates Who May be Delivering This Notice

American First Title 
& Trust Company

American Guaranty 
Title Insurance 
Company

Attorneys' Title Fund 
Services, LLC

Compass Abstract, Inc. eRecording Partners 
Network, LLC

Genesis Abstract, LLC Guardian Consumer 
Services, Inc.

iMarc, Inc. Kansas City 
Management Group, 
LLC

L.T. Service Corp.

Lenders Inspection 
Company

Lex Terrae National 
Title Services, Inc.

Lex Terrae, Ltd. Mississippi Valley Title 
Services Company

National Title Agent's 
Services Company

Old Republic Branch 
Information Services, 
Inc.

Old Republic 
Diversified Services, 
Inc.

Old Republic Escrow 
of Vancouver, Inc.

Old Republic Exchange
Company

Old Republic National 
Ancillary Services, Inc.

Old Republic 
National Commercial 
Title Services, Inc.

Old Republic Title 
and Escrow of 
Hawaii, Ltd.

Old Republic National 
Title Insurance 
Company

Old Republic Title 
Company

Old Republic Title 
Companies, Inc.

Old Republic Title 
Company of Conroe

Old Republic Title 
Company of Indiana

Old Republic Title 
Company of Nevada

Old Republic Title 
Company of Oklahoma

Old Republic Title 
Company of Oregon

Old Republic Title 
Company of St. Louis

Old Republic Title
Company of 
Tennessee

Old Republic Title 
Information Concepts

Old Republic Title 
Insurance Agency, Inc.

Old Republic Title, Ltd.

RamQuest Software, 
Inc.

Republic Abstract & 
Settlement, LLC

Sentry Abstract 
Company

Surety Title Agency, 
Inc.

The Title Company of 
North Carolina

Trident Land Transfer 
Company, LLC
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Updated: January 1, 2021

Privacy Notice for California Consumers
This Privacy Notice for California Consumers supplements the information contained in the Master 
Privacy Notice for Old Republic Title and applies to consumers that reside in the State of California. 
The terms used in this Privacy Notice have the same meaning as the terms defined in the California 
Consumer Privacy Act (“CCPA”). 

What Personal Information We Collect
In accordance with the CCPA, personal information is information that identifies, relates to, describes, 
is capable of being associated with, or could reasonably be linked, directly or indirectly, with a 
particular consumer or household. Personal information does not include:
Information outside the scope of the CCPA such as:

 Health or medical information covered by the Health Insurance Portability Act of 1996 (HIPAA) 
and the California Confidentiality of Medical Information Act (CMIA).

 Personal Information covered by the Gramm-Leach-Bliley Act (GLBA), the Fair Credit 
Reporting Act (FCRA), the California Financial Information Privacy Act (FIPA), and the Driver’s 
Privacy Protection Act of 1994, 

 Publicly available information that is available from federal, state, or local government records, 
and

 De-identified or aggregated consumer information.

Please see the chart below to learn what categories of personal information we may have collected 
about California consumers within the preceding twelve months, the sources of and business 
purposes for that collection and the third parties with whom the information is shared, if any.

Category Examples Collected Sources Business Purpose 
for Collection

Categories of 
Third Parties 
with Whom 
Information
is Shared

Identifiers Real name, alias, 
postal address, 
unique personal 
identifier, online 
identifier, Internet 
protocol address, 
email address, 
account name, social 
security number, 
driver’s license 
number, passport 
number or other 
similar identifiers 

Yes Consumers,
Lenders,
Brokers,
Attorneys,
Real Estate 
Agents, and 
Title Agents 
associated
with the 
transaction

Underwriting or 
providing other 
products or 
services,
responding to 
policyholder/consu
mer claims, 
inquiries or 
complaints,
detecting security 
incidents,
protecting against 
malicious,

Service
providers
associated
with the 
transaction for 
a business 
purpose
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deceptive,
fraudulent, or 
illegal activity. 
Other audit or 
operational
purposes.

Personal
information
described in 
California
Customer
Records
statute (Cal.
Civ. Code § 
1798.80(e))

Name, signature, 
social security 
number, physical 
characteristics or 
description, address, 
telephone number, 
passport number, 
driver’s license or 
state identification 
card number, 
insurance policy 
number, education, 
employment,
employment history, 
bank account 
number, credit card 
number, debit card 
number, or any other 
financial information, 
medical information, 
or health insurance 
information.
“Personal
information” does 
not include publicly 
available information 
that is lawfully made 
available to the 
general public from 
federal, state, or local 
government records.

Yes Consumers,
Lenders,
Brokers,
Attorneys,
Real Estate 
Agents, and 
Title Agents 
associated
with the 
transaction

Underwriting or 
providing other 
products or 
services,
responding to 
policyholder/consu
mer claims, 
inquiries or 
complaints,
detecting security 
incidents,
protecting against 
malicious,
deceptive,
fraudulent, or 
illegal activity. 
Other audit or 
operational
purposes.

Service
providers
associated
with the 
transaction for 
a business 
purpose

Characteristics
of protected 
classifications
under
California or 
federal law

Age (40 years or 
older), race, color, 
ancestry, national 
origin, citizenship, 
religions or creed, 
marital status, 
medical condition, 
physical or mental
disability, sex 
(including gender, 
gender identity, 
gender expression, 
pregnancy or 
childbirth and related 

Yes Consumers,
Lenders,
Brokers,
Attorneys,
Real Estate 
Agents, and 
Title Agents 
associated
with the 
transaction

Underwriting or 
providing other 
products or 
services,
responding to 
policyholder/consu
mer claims, 
inquiries or 
complaints. Other
audit or 
operational
purposes.

Service
providers
associated
with the 
transaction for 
a business 
purpose
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medical conditions), 
sexual orientation, 
veteran or military 
status, or genetic 
information
(including familial 
genetic information).

Internet or 
other
electronic
network
activity

Browsing history, 
search history, 
information about a 
consumer’s
interaction with a 
website, application, 
or advertisement.

Yes Consumers,
Lenders,
Brokers,
Attorneys,
Real Estate 
Agents, and 
Title Agents 
associated
with the 
transaction

To provide access 
to certain online 
services. To 
understand the 
interests of visitors 
to our online 
services, to 
support certain 
features of our 
site, for navigation 
and to display 
certain features 
more effectively. 
Detecting security 
incidents,
protecting against 
malicious,
deceptive,
fraudulent, or 
illegal activity. 
Other audit or 
operational
purposes.

Not Disclosed

Geolocation
data

Geographic tracking
data, physical 
location and 
movements

Yes Consumers,
Lenders,
Brokers,
Attorneys,
Real Estate 
Agents, and 
Title Agents 
associated
with the 
transaction

To provide access 
to certain online 
services. To 
understand the 
interests of visitors 
to our online 
services, to 
support certain 
features of our 
site, for navigation 
and to display 
certain features 
more effectively. 
Other audit or 
operational
purposes.

Not Disclosed
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What Personal Information We Share and Why We Share It
The CCPA requires us to tell you what categories of personal information we “sell” or “disclose.” We
do not sell and will not sell your personal information as that term is commonly understood. We also 
do not sell and will not sell your personal information, including the personal information of persons 
under 16 years of age, as that term is defined by the CCPA. When it is necessary for a business 
purpose, we share or disclose your personal information with a service provider, and we enter a 
contract with the service provider that limits how the information may be used and requires the service 
provider to protect the confidentiality of the information. 

In the preceding twelve months, we have disclosed the following categories of personal information for 
the following business purposes. Where the personal information is shared with third parties, as that 
term is defined in the CCPA, the category of the third party is indicated.

Category Examples Business Purpose for 
Disclosure

Categories of 
Third Parties 
with Whom 
Information is
Shared

Identifiers Real name, alias, postal address, 
unique personal identifier, online 
identifier, internet protocol address, 
email address, account name, social 
security number, driver’s license 
number, passport number or other 
similar identifiers 

Underwriting or providing other 
products or services, responding 
to policyholder/consumer claims, 
inquiries or complaints, detecting 
security incidents, protecting 
against malicious, deceptive, 
fraudulent, or illegal activity. 
Other audit or operational 
purposes.

Service
providers
associated with 
the transaction 
for a business 
purpose

Personal
information
described in 
California
Customer
Records
statute (Cal. 
Civ. Code § 
1798.80(e))

Name, signature, social security 
number, physical characteristics or 
description, address, telephone 
number, passport number, driver’s 
license or state identification card 
number, insurance policy number, 
education, employment, employment 
history, bank account number, credit 
card number, debit card number, or 
any other financial information, 
medical information, or health 
insurance information. “Personal 
information” does not include publicly 
available information that is lawfully 
made available to the general public 
from federal, state, or local 
government records.

Underwriting or providing other 
products or services, responding 
to policyholder/consumer claims, 
inquiries or complaints, detecting 
security incidents, protecting 
against malicious, deceptive, 
fraudulent, or illegal activity. 
Other audit or operational 
purposes.

Service
providers
associated with 
the transaction 
for a business 
purpose
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Characteristics
of protected 
classifications
under
California or 
federal law

Age (40 years or older), race, color, 
ancestry, national origin, citizenship, 
religions or creed, marital status,
medical condition, physical or mental 
disability, sex (including gender, 
gender identity, gender expression, 
pregnancy or childbirth and related 
medical conditions), sexual 
orientation, veteran or military status, 
or genetic information (including 
familial genetic information).

Underwriting or providing other 
products or services, responding 
to policyholder/consumer claims, 
inquiries or complaints. Other
audit or operational purposes.

Service
providers
associated with 
the transaction 
for a business 
purpose

Internet or 
other
electronic
network
activity

Browsing history, search history, 
information about a consumer’s 
interaction with a website, application, 
or advertisement.

To provide access to certain 
online services. To understand 
the interests of visitors to our 
online services, to support 
certain features of our site, for 
navigation and to display certain 
features more effectively. 
Detecting security incidents, 
protecting against malicious, 
deceptive, fraudulent, or illegal 
activity. Other audit or 
operational purposes.

Not Disclosed

Geolocation
data

Geographic tracking data, physical 
location and movements

To provide access to certain 
online services. To understand 
the interests of visitors to our 
online services, to support 
certain features of our site, for 
navigation and to display certain 
features more effectively. Other 
audit or operational purposes.

Not Disclosed

We may also transfer to a third party the personal information of a consumer as an asset that is part of 
a merger, acquisition, bankruptcy, or other transaction in which the third party assumes control of all 
or part of the business. 

Your Rights and Choices
The CCPA provides California consumers with certain rights regarding their personal information. This 
chart describes those rights and certain limitations to those rights.

Right What This Means
Notice At or before the time your personal information is collected, you will be given written notice of 

the categories of personal information to be collected and the purposes for which the
categories of personal information will be used.

Access At your verifiable request, but no more than twice in a twelve month period, we shall disclose 
to you: 1) the categories of personal information we have collected about you, 2) the 
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categories of sources for the personal information we collected about you, 3) our business and 
commercial purpose for collecting or selling your personal information, 4) the categories of 
third parties with whom we share your personal information, 5) The specific pieces of 
information we have collected about you, 6) the categories of personal information disclosed 
for a business purpose, and 
7) If we sold personal information, the categories of personal information sold and the 
categories of third parties to whom it was sold. 

Deletion You have the right to request that we delete any of your personal information that we 
collected from you, subject to certain exceptions. Once we receive and verify your request, we 
will delete (and direct our service providers to delete) your personal information from our 
records unless an exception applies. We may deny your request if retention of the information 
is necessary for us or our service providers to:

 Complete the transaction for which we collected the personal information, provide a 
good or service that you requested, take actions reasonably anticipated within the 
context of our ongoing business relationship with you, or otherwise perform our 
contract with you.

 Detect security incidents, protect against malicious, deceptive, fraudulent, or illegal 
activity, or prosecute those responsible for such activities.

 Debug products to identify and repair errors that impair existing intended 
functionality.

 Exercise free speech, ensure the right of another consumer to exercise their free 
speech rights, or exercise another right provided for by law.

 Comply with the California Electronic Communications Privacy Act (Cal. Penal Code 
§1546 et seq.)

 Engage in public or peer reviewed scientific, historical, or statistical research in the 
public interest that adheres to all other applicable ethics and privacy laws, when the 
information’s deletion may likely render impossible or seriously impair the research’s 
achievement, if you previously provided informed consent. 

 Enable solely internal uses that are reasonably aligned with consumer expectations 
based on your relationship with us. 

 Comply with a legal obligation.
 Make other internal and lawful uses of that information that are compatible with the 

context in which you provided it.
 Or if it is the type of personal information that falls outside the scope of the CCPA, 

(HIPAA, CIMA, GLBA, or publicly available information) 
Opt-Out of Sale

Opt-In to Sale

With some limitations, you may direct a business that sells personal information to third 
parties not to sell the personal information to these third parties.

A business may not sell the personal information of persons less than sixteen years of age 
without their affirmative consent, and in the case of those less than thirteen years of age, the
consent must come from a parent.

Non-Discrimination We will not discriminate against you for exercising your rights under the CCPA. Unless 
otherwise permitted by the CCPA we will not:

 Deny you goods or service
 Charge you different prices or rates for goods or services, including through granting 

discounts or other benefits, or imposing penalties
 Provide a different level or quality of goods or services 
 Suggest that you will receive a different price or rate for goods or services or a 

different level or quality of goods or servicesExhibit 2
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To Exercise Your Rights

To Opt-out of the Sale of Your Personal Information
The CCPA gives consumers the right to direct a business that sells personal information about the 
consumer to third parties not to sell the consumer’s personal information. We do not sell and will not 
sell your personal information as that term is commonly understood. We also do not sell and will not 
sell your personal information, as that term is defined by the CCPA.

To Request Access to or Deletion of Your Personal Information

To exercise your access or deletion rights described above, please submit a verifiable consumer 
request to us by either: Calling us at 1-855-557-8437 or contacting us through our website CCPA
Consumer Request.

Only you or your representative that you authorize to act on your behalf (Authorized Agent) can make 
a verifiable consumer request for your personal information. You may also make a request for your 
minor child. The verifiable request must provide enough information that allows us to reasonably verify 
you are the person about whom we collected personal information. We cannot respond to your 
request or provide you with personal information if we cannot verify your identity or authority to make 
the request and to confirm the personal information relates to you. 

We work to respond to a verifiable consumer request within 45 days of its receipt. If we require 
additional time, we will inform you of the extension period (up to an additional 45 days), and the 
reason for the extension in writing. If you have an account with us, we will deliver our response to that 
account. If you do not have an account with us, we will deliver our response by mail or electronically, 
depending on your preference. The response we provide will also explain any reasons why we cannot 
comply with a request.

You may only make a consumer request for access twice within a twelve-month period. 
Any disclosures we provide will apply to the twelve-month period preceding the consumer request’s 
receipt.

Contact Us

If you have any questions regarding our Privacy Notice or practices, please contact us via phone at 1-
855-557-8437 or send your written request to: CCPA@oldrepublictitle.com, or Old Republic Title c/o 
CCPA Consumer Request Group, 275 Battery Street, Suite1500, San Francisco, CA 94111-3334.
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This form is mandatory.  It has been approved for use by the United States Bankruptcy Court for the Central District of California. 

June 2012 F 9013-3.1.PROOF.SERVICE 
 

PROOF OF SERVICE OF DOCUMENT 

I am over the age of 18 and not a party to this bankruptcy case or adversary proceeding.  My business address is: 100 Spectrum Center 
Drive, Suite 600, Irvine, California  92618 

A true and correct copy of the foregoing document entitled (specify): NOTICE OF SALE OF ESTATE PROPERTY will be served 
or was served (a) on the judge in chambers in the form and manner required by LBR 5005-2(d); and (b) in the manner stated below: 

1. TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF):  Pursuant to controlling General Orders
and LBR, the foregoing document will be served by the court via NEF and hyperlink to the document. On (date) April 12, 2022, I
checked the CM/ECF docket for this bankruptcy case or adversary proceeding and determined that the following persons are on the
Electronic Mail Notice List to receive NEF transmission at the email addresses stated below:

Service information continued on attached page 

2. SERVED BY UNITED STATES MAIL:
On (date) April 12, 2022 [to be mailed on April 13, 2022], I served the following persons and/or entities at the last known addresses in 
this bankruptcy case or adversary proceeding by placing a true and correct copy thereof in a sealed envelope in the United States 
mail, first class, postage prepaid, and addressed as follows. Listing the judge here constitutes a declaration that mailing to the judge 
will be completed no later than 24 hours after the document is filed.

Service information continued on attached page 

3. SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL (state method for
each person or entity served):  Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on (date) _________, I served the following persons
and/or entities by personal delivery, overnight mail service, or (for those who consented in writing to such service method), by facsimile
transmission and/or email as follows.  Listing the judge here constitutes a declaration that personal delivery on, or overnight mail to, the
judge will be completed no later than 24 hours after the document is filed.

Service information continued on attached page 

I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 

April 12, 2022    Lorre Clapp  /s/ Lorre Clapp 
Date Printed Name  Signature 
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 This form is mandatory.  It has been approved for use by the United States Bankruptcy Court for the Central District of California. 

June 2012                                                                                      F 9013-3.1.PROOF.SERVICE 
 

NEF SERVICE LIST 
 

 James C Bastian, Jr on behalf of Debtors Yim Pooi Wong and Lai Hung Wong 
jbastian@shulmanbastian.com 

 Ron Bender on behalf of Examiner David K. Gottlieb  rb@lnbyb.com 

 Mia S Blackler on behalf of Creditor JPMorgan Chase Bank, N.A. mblackler@lubinolson.com, 
mblackler@lubinolson.com,gbeasley@lubinolson.com 

 Todd S Garan on behalf of Creditor Axos Bank, LoanCare LLC  ch11ecf@aldridgepite.com, 
TSG@ecf.inforuptc y.com;tgaran@aldridgepite.com 

 Stella A Havkin on behalf of 20 Largest Creditor Chik Pui (Chris) Wong and Biyu Liao (Mary) Wong 
stella@havkinandshrago.com, havkinlaw@earthlink.net;shavkinesq@gmail.com 

 Clifford P Jung on behalf of 20 Largest Creditor Jung & Yuen LLP clifford@jyllp.com, 
ry@jyllp.com;jessica@jyllp.com 

 Melissa Davis Lowe on behalf of Debtors Yim Pooi Wong and Lai Hung Wong 
mlowe@shulmanbastian.com, avernon@shulmanbastian.c om 

 Krikor J Meshefejian on behalf of Examiner David K. Gottlieb kjm@lnbyg.com 

 Kelly L Morrison on behalf of U.S. Trustee United States Trustee (LA) kelly.l.morrison@usdoj.gov 

 Ryan D O'Dea on behalf of Debtors Yim Pooi Wong and Lai Hung Wong rodea@shulmanbastian.com, 
lgauthier@shulmanbas tian.com  

 United States Trustee (LA) ustpregion16.la.ecf@usdoj. gov 

 
U.S. MAIL SERVICE LIST 

 
Judge’s Copy 
United States Bankruptcy Court 
Attn: Honorable Vincent P. Zurzolo 
Roybal Federal Building 
255 E. Temple Street, Suite 1360 
Los Angeles, CA 90012 
 
CBRE, Inc. –Broker for Buyer and Seller 
CBRE, Inc.  
Attn Priscilla Nee and Chris Tresp 
1840 Century Park East, Suite 900 
Los Angeles, CA 90067 
 
Buyer 
Ron Mayer – Mayer Capital  
4550 Wilshire Blvd. 
Los Angeles, CA 90010 
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June 2012                                                                                      F 9013-3.1.PROOF.SERVICE 
 

U.S. MAIL SERVICE LIST 
[ALL CREDITORS AND PARTIES IN INTEREST  

INCLUDING THE 20 LARGEST UNSECURED CREDITORS ] 
 
  

DEBTORS 
YIM POOI WONG  
LAI HUNG WONG 
354 WEST LAS FLORES AVENUE 
ARCADIA, CA  91107 
 

 SCHEDULE F/20 LARGEST  
UNSECURED CREDITOR 
CHIK PUI WONG (CHRIS WONG) 
BIYU LIAO (MARY WONG) 
12687 MCCATHYSVILLE PL 
SARATOGA, CA  95070-3847 
 

 ATTORNEY FOR CHIK PUI WONG 
JAMES R. CRACOLICE ESQ 
CRACOLICE & ASSOCIATES 
1999 S BASCOM AVENUE SUITE 700 
CAMPBELL, CA  95008-2205 
 

ATTORNEY FOR CHIK PUI WONG 
TRAVIS A CORDER ESQ 
CORDER LAW OFFICE 
815 MORAGA DRIVE SUITE 300 
LOS ANGELES, CA  90049-1633 
 

 APPELLATE ATTORNEY FOR CHIK 
PUI WONG 
MARTIN N. BUCHANAN 
LAW OFFICE OF MARTIN N. 
BUCHANAN 
170 LAUREL STREET 
SAN DIEGO, CA  92101-1419 
 

 EXAMINER 
DAVID K GOTTLIEB EXAMINER 
D GOTTLIEB & ASSOCIATES LLC 
16255 VENTURA BLVD SUITE 440 
ENCINO, CA  91436 
 

UNITED STATES TRUSTEE 
UNITED STATES TRUSTEE 
915 WILSHIRE BLVD SUITE 1859 
LOS ANGELES, CA  90017 
 

 SCHEDULE E 
INTERNAL REVENUE SERVICE 
PO BOX 7346 
PHILADELPHIA, PA  19101-7346 
 

 SCHEDULE E 
CALIFORNIA FRANCHISE TAX BOARD 
BANKRUPTCY SECTION MS: A-340 
PO BOX 2952 
SACRAMENTO, CA  95812-2952 
 

SCHEDULE E 
CALIFORNIA DEPARTMENT OF TAX 
AND FEE ADMINISTRATION 
ACCOUNT INFORMATION GROUP 
MIC:29 
PO BOX 942879 
SACRAMENTO, CA  94279-0029 
 

 CLAIM FILED 
LOS ANGELES COUNTY TREASURER 
AND TAX COLLECTOR 
ATTN BANKRUPTCY UNIT 
PO BOX 54110 
LOS ANGELES, CA  90054-0110 
 

 NOTICE PURPOSES - COURT 
MAILING LIST 
OFFICE OF FINANCE CITY OF LOS 
ANGELES 
200 N SPRING ST RM 101 CITY HALL 
LOS ANGELES, CA  90012-3224 
 

NOTICE PURPOSES - COURT 
MAILING LIST 
LOS ANGELES CITY CLERK 
PO BOX 53200 
LOS ANGELES, CA  90053-0200 
 

 SCHEDULE D 
AXOS BANK 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 919008 
SAN DIEGO, CA  92191-9872 
 

 ADDITIONAL NOTICE - COURT 
MAILING LIST 
AXOS BANK 
ATT PRESIDENT OR MANAGER 
AGENT 
4350 LA JOLLA VILLAGE DR 
SUITE 100 
SAN DIEGO, CA  92122-1244 
 

ADDITIONAL NOTICE - COURT 
MAILING LIST 
AXOS BANK FKA BANK OF INTERNET 
USA 
ATT PRESIDENT OR MANAGER 
AGENT 
C/O ALDRIDGE PITE LLP 
4375 JUTLAND DRIVE SUITE 200 
PO BOX 17933 
SAN DIEGO, CA  92177-7921 
 

 SCHEDULE D 
JPMORGAN CHASE BANK BANK NA 
CHASE BANK 
COMMERCIAL TERM LENDING 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 9176 
COPPELL, TX  75019-9176 
 

 ADDITIONAL NOTICE - COURT 
MAILING LIST 
JPMORGAN CHASE BANK NA 
BANKRUPTCY MAIL INTAKE TEAM 
700 KANSAS LANE FLOOR 01 
MONROE, LA  71203-4774 
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SCHEDULE D 
EAST WEST BANK 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 60020 
CITY OF INDUSTY, CA  91716-0020 
 

 SCHEDULE D 
NEWREZ 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 8068 
VIRGINIA BEACH, VA  23450-8068 
 

 SCHEDULE D - PROOF OF CLAIM 
ADDRESS RE NEWREZ 
LOANCARE LLC 
[SERVICER FOR NEWREZ} 
ATTN PRESIDENT OR MANAGER 
AGENT 
3637 SENTARA WAY 
VIRGINIA BEACH, VA  23452-4262 
 

SCHEDULE D 
WELLS FARGO HOME MORTGAGE 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 14411 
DES MOINES, IA  50306-3411 
 

 ADDITIONAL NOTICE - COURT 
MAILING LIST 
WELLS FARGO BANK NA 
DEFAULT DOCUMENT PROCESSING 
MAC# N9286-01Y 
PO BOX 1639 
MINNEAPOLIS, MN  55440-1629 
 

 SCHEDULE F/20 LARGEST  
UNSECURED CREDITOR 
JUNG & YUEN LLP 
ATTN CURTIS C JUNG ESQ 
2667 E COLORADO BLVD FL 2 
PASADENA, CA  91107-3725 
 

SCHEDULE F/20 LARGEST  
UNSECURED CREDITOR 
SMITH DICKSON CERTIFIED PUBLIC 
ACCOUNTANTS LLP 
ATTN PRESIDENT OR MANAGER 
AGENT 
18100 VON KARMAN AVENUE SUITE 
420 
IRVINE, CA  92612-7194 
 

 SCHEDULE F/20 LARGEST  
UNSECURED CREDITOR 
MURTAUGH TREGLIA STERN & 
DEILY LLP 
ATTN PRESIDENT OR MANAGER 
AGENT 
POST OFFICE BOX 19627 
IRVINE, CA  92623-9627 
 

 PROPERTY CO-OWNER [STIMSON, 
KLINGERMAN AND COGSWELL] 
WAI PAN LAM AND XUE FANG 
HUANG TRUSTEES OF THE LAM AND 
HUANG FAMILY TRUST  
DATED NOVEMBER 6, 2005 
128 W WOODRUFF AVENUE 
ARCADIA, CA  91007 
 

PROPERTY CO-OWNER 
[COGSWELL] 
ANDY KA-WAH HUANG 
302 LAGUNARIA LN 
ALAMEDA, CA  94502 
 

 PROPERTY CO-OWNER  
[HAZELHURST, LOTUS] 
SIU KUEN YEE TRUSTEE OF THE SIU 
KUEN YEE REVOCABLE LIVING 
TRUST   
UNDER DECLARATION OF TRUST 
DATED SEPTEMBER 16, 2014, A 
WIDOW 
1045 SOUTH MANSFIELD AVENUE 
LOS ANGELES, CA  90019 
 

 PROPERTY CO-OWNER [LOTUS] 
CURTIS YEE 
920 S SPAULDING AVE 
LOS ANGELES, CA  90036 
 

NOTICE PURPOSES - COURT 
MAILING LIST 
EMPLOYMENT DEVELOPMENT DEPT 
BANKRUPTCY GROUP MIC 92E 
PO BOX 826880 
SACRAMENTO, CA  94280-0001 
 

 NOTICE PURPOSES - COURT 
MAILING LIST 
SECURITY & EXCHANGE 
COMMISSION 
444 SOUTH FLOWER ST SUITE 900 
LOS ANGELES, CA  90071-2934 
 

 ATTORNEY FOR CHIK PUI WONG 
JAMES R. CRACOLICE ESQ 
CRACOLICE & ASSOCIATES 
20 S SANTA CRUZ AVE SUITE 300 
LOS GATOS, CA 95030 
 

RETURNED MAIL 
 

    

ATTORNEY FOR CHIK PUI WONG 
JON L.R. DALBERG 
LANDAU LAW LLP 
2338 MANNING AVENUE 
LOS ANGELES, CA  90064 
SEE SUBSTITUTED ATTORNEY - 
DOCKET 65 
 

 ADDITIONAL NOTICE - COURT 
MAILING LIST 
CHIK PUI WONG (CHRIS WONG) 
BIYU LIAO (MARY WONG) 
12687 MCCATHYSVILLE PL 
SARATOGA, CA 95070 
WOODLAND HILLS, CA  91367 
UNDELIVERABLE 
 

 APPELLATE ATTORNEY FOR CHIK 
PUI WONG 
MARTIN N. BUCHANAN 
LAW OFFICE OF MARTIN N. 
BUCHANAN 
655  W BROADWAY STE 1700 
SAN DIEGO, CA  92101 
RETURNED 3/8/22; SEE NEW 
ADDRESS PER STATE BAR WEBSITE 
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ADDITIONAL NOTICE - COURT 
MAILING LIST 
JPMORGAN CHASE BANK NA 
ATTN PRESIDENT OR MANAGER 
AGENT 
PO BOX 6506528 
DALLAS, TX  75265-0528 
RETURNED 3/28/2022, 
UNDELIVERABLE 
 

 PROPERTY CO-OWNER 
[COGSWELL] 
ANDY KA-WAH HUANG 
3406 REDHOOK LN 
ALAMEDA, CA  94502 
RETURNED 3/8/22; UNABLE TO 
FORWARD; RETURN TO SENDER; 
4/11/2022, SEE NEW ADDRESS PER 
EMAIL FROM ANDY KA-WAH 
HUANG 
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